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BACKGROUND    FOR    PLANNING 


Planning   is    the   process   by    "which    we   view    and   gain 
understanding  of  all   of  the   pertinent  building   blocks , 
both   human    and   environmental,    associated    with   a   given 
work    and   through   the   use   of  this    reasoning   process, 
assure    the   best  possible    relationship   between   our    as- 
sets   and   their   potential   disposition   in   the    service   to 
mankind . 


INTRODUCTION 

In   ancient  times   land    was    a   precious    resource   if   it 
could    sustain   life.      Man   guarded   fertile   land    -with   his 
life,    seldom    wandering  from    it  unless   he    was   driven 
away. 

Since   the    world   is    large    and   urban   areas   take  up   but 
a   very    small   part  of   it,    man   retains   the    concept  of   an 
endless    frontier    which   merely    awaits   his    magic   touch 
to   turn    land   into    the    gold   of  urban   development.    Great 
areas    of  land,    air    and    water   have   also    been    contam- 
inated  by   the   thoughtless    acts    of   short   sighted   persons. 
Even   today,    we    are   finding   the    commodity   attitude 
predominant.       This    is    exemplified   by   the    concept  that 
the      land    should   be   used  for   that  purpose    which    will 
bring   the    highest   return    in    current  dollars    rather    than 
for   the    best  long   range   purposes .       It  as    as   though 
there    will   be   no    life    after   ours;    no   needs   for   food   or 
fibre   after    we    satisfy   our   lust,    that  our    children   and 
their    children    will    somehow    survive   regardless,    or    in 
spite,    of   what   we    do    with   our    land   and    resources. 

With   an    ever    expanding   population   and   a   depleting 
amount  of  fertile    land    we   may    someday   find   that  even 
with   our    scientific    means    and    methods    of  production 
we  have    painted   future   generations    into    an   untenable 
corner.       The    most   important   question    confronting   con- 
cerned   people    is,    how    can    we    re-orient   man's    think- 
ing  about   land   to    make   him    realize   that   it   is    a   precious 
resource,    one   that   must  be    cared  for    with   the    same 
degree    of  urgency   that  the    ancients   felt   and   expressed. 
We   must  guard   these   resources    with   our   lives   for   the 
lives   of  future   generations    may   depend   on   our   under- 
standing  of  the    meaning   of  the   favors   that  nature    be- 
stows  upon   us   in   our   open    and   fertile   lands. 

The   background   for    public    planning  thus    must  be   re- 
lated  to    the    conservation   of  land  for   its    most  logical 
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long   range   use,    to    not  only    sustain   life,    but  to    bring 
about  the    abundance   that  permits    the   good   life. 

APPLICATION    TO    BUREAU    OF    LAND 
MANAGEMENT 

The   public    land   programs    and   policies   of   the    Bureau 
of  Land   Management   are    already   directed   toward 
both  the    conservation    and   proper   utilization   of  the   land 
under   its   jurisdiction.       In   this    program    many,    and 
often   competing,    public    and   private   organizations    and 
individuals    are   involved. 

In   all   of   its    programs   the    Bureau   is    concerned    -with 
finding   that   its    activities,    conservation    and   use   are 
based   on    and   related   to    long   and    short  range   planning 
and,    in    instances    "where   private   use   is    anticipated, 
that  it  be    in   conformity    with   the   official    (long   range) 
planning   and    (short  range)     zoning  for    the    district   in 
which    the   land   is    located.       In    addition,    there   is    a 
further    stipulation   that  land   released  for    local   public 
and   private   use   be    limited   to    these   parcels    of  land 
which    can   reasonably   be   utilized    within   the    15   year 
period   immediately    ahead.       In   this    way,    the   husband- 
ing  of   land   can   be    maximized,    releasing   only    such 
land  for   urbanization    as    can    be    absorbed   in    a   reason- 
able  period   of  time    and   thus    preventing   the    scatteration 
of  development  and   the    costly    services    associated    with 
enclaves    of  unrelated   urbanism    found   in    so    many   rural 
places  . 

In   the    land   management,    use    and   disposal    programs 
the    Bureau   is   a   partner   in    many    ways    with   public 
and   private   users    and   developers   of  land.       Most  of 
all   the    Bureau   can   perform    a   tremendous    economic 
service,    both   by   the    appropriate   timing   of  the   release 
for   essential    public    services    and   logical   private   devel- 
opment,   and   also    by   the    withdrawal   of  land    in   those 
locations    where    it   cannot  be    successfully   used   within 
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the  foreseeable   future   or    where   there    are   no   land 
use   plans    to    assure   the    Bureau   that   specific    parcels 
will   be   used   at  the    most  productive   level   in   the   inter- 
est of  the    general    public   for    whom    the    Bureau   is,    in 
effect,    the   land  holding   company. 

THE    MEANING    OF    "PLANNING" 

The    word    "plan"    has    several    connotations.       It  im- 
plies   the    development  of  a   sense    of  direction   and   pur- 
pose   in   advance    of  that  action.       It  also    implies   that 
such   a    course    should   be   based   on   certain   objectives 
leading   to   the    achievement  of  the   goals    set  forth   in 
the   plan.       It  takes    cognizance   of  the   natural,    human 
and   economic   resources   available.       It  involves    recog- 
nition  of   social    and   political   forces    and   constraints. 
It  organizes    action   on   a   time    scale    where   need   and 
desires    are    reflected   in   a   priority    system    or    systems 
of  phasing. 

The    word    "plan"    can   also    be    defined   in   terms    of   a 
time    scale.       It  may   take    a    short  range,    action   orient- 
ed bent  or    it  may   look   to    the   future  for   varied   periods 
of  time,    some   beyond   reasonable   reliability   in   pre- 
diction.      In   the   latter    case    the    plan   is    more    a   state- 
ment of  the    philosophy   of  the   people    at  a   given   time 
of   what  they   hope   for    or    aspire.       In   the   first   case 
the   plan    is    a   response   to    a   discernible   need   requiring 
immediate   decision   and   action.       Long   range    plans, 
prepared   in  very   general   terms,    often   help   clarify 
objectives   for   the    preparation    and   execution   of   short 
term    plans  . 

In   all    cases,    however,    the   plan   must   start  from 
several    basic   points : 

1  .       Knowledge   of  the   natural    resources    that  are 

available   or    which   can   be    created   by    the    actions 
of   man; 
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2.  Knowledge   of  the   financial    and   manpower   re- 
sources   that   are    available. 

3.  A  sense  of  direction,  in  terms  of  goals  and  ob- 
jectives, either  short  or  long  range,  that  are  to 
be    accomplished; 

k .      An   understanding   of  the    environment  outside   of, 
as    well   as    'within,    the    area   to    be    planned, 
whether   this   be    a   land   area    where    consideration 
of   a   physical   form    is    involved   or    a   plan   involving 
people,    where   their   background,    culture,    attitudes, 
needs    and   prejudices    must  be    sympathetically- 
understood    and    respected; 

5.  The    development  of  a   systematic    approach   in   or- 
ganizing  and    evaluating   the    contents    of  the   plan, 
and   for    maintaining   or    amending   it; 

6.  Identification   of   the    means    of   implementing   the 
plan,    especially   those   phases    that   are    short  range, 
where   the   needs    are   greatest; 

7.  Development  of  techniques    and   means    of   communi- 
cations  that   will   permit  the    plan   to    be    depicted    in 
terms    that   can    be   understood,    supported   and   im- 
plemented  by   the   general   public    who    are    intended 
to    be   the   beneficiaries   of  the    plan . 

FUNCTIONS  OF  THE  LAND  USE  PLAN 

One   of  the    most   important  functions    of  the    Land   Use 
Plan   is    to    depict  the   totality   of  the   land,    resources 
and   activities    within    a    Planning   Unit  and   the    relation- 
ship  that  these   factors    have    to    their    surroundings,    to 
thus    bring   about   a    better   understanding   and   the    bene- 
ficial  development  of  a   total    environment. 
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The    plan    becomes   the    basis   for    management  decision 
making,    providing   a   broad    panorama     of   information 
to    assist  the   District  Manager,    the    State    Director, 
the    Bureau   Director    and  the    Secretary    in   their    efforts 
to    conserve    and   develop   resources   in   proper   relation- 
ship  to    each   other    and    with   maximum    benefits   to    the 
general   public . 

The    plan   is    also    the   reference    plane   for    conserving 
of   -wilderness    areas    and   productive   open    spaces    as 
well   as   for   the   development  of  fiscal   programs   related 
to   the   opening   of  land  for    more    intensive   use   and  for 
the    disposition   of  land    "where    it  falls    within   the   path   of 
urban   growth   and   development. 

The   plan    is    the   key   to   the   development   of  policies    and 
programs,    some    of   which    may   lead   to    legislative    action 
by   the    Congress    or    to    directives    by  the    Secretary, 
which    will    define,    clarify   or    assist  in    carrying   out 
the   goals    and   objectives   of  the    nation   in    reference   to 
its    changing   appreciation   of  the   values    of   its    resources. 

In   the    preparation    of  the   plan,    there   must   always    be 
the   view    of  the   needs    and   desires   of  the    general    pub- 
lic   and   the   place   that   each   of  the    resources    in   land 
have    in    meeting   those   needs    and   desires. 

THE  PLANNING  PROCESS  AND  THE  LAND 
USE  PLAN 

The    Land   Use    Plan    may   be    a    constantly   changing, 
dynamic    statement  represented   on   maps,    charts    and 
in   reports    dealing    with   goals,    objectives,    policies, 
programs    and   standards    of  procedure    and   practice. 
The    planning  process,    likewise,    is    a    continuous    one 
since    it  depends    on    constant  review   of   an    ever    chang- 
ing  environment.       They   both    begin   with   the    research 
that   is    essential   to   the   development  of   any   plan.    They 
involve    the   imaginative    inputs    that  project   current   and 
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past  conditions    into    the   future.       They    involve   innova- 
tions  to    improve   the    use   of  the    land   and   the    relation- 
ships   between   uses,    all  for   the   best  interest  of  the 
health,    safety,    welfare   and    convenience    of  the   general 
public . 

The    planning  process    continues    after   the    preparation 
of  the    Land  Use    Plan,    for    it  then   involves    adminis- 
tration  of  the   policies    set  forth    and  the    review    of  the 
planning   proposals    to    assure    their   reasonable    cur- 
rency  of   application. 

Amendments    to   the    plan   must   reflect  the    changes    tak- 
ing place    in   the   resources,    the   needs    of  our    people, 
the   changes    in   technology   and   the    changing   attitudes 
of  the    world   in    which    we    live. 

WE  THUS  VIEW  THE  LAND  USE  PLAN  AS 
THE  BEST  CURRENT  STATEMENT  OF  GOALS 
AND  OBJECTIVES  BASED  ON  THE  KNOW- 
LEDGE AND  FORESIGHT  THAT  WE  POSSESS 
TODAY.   WE  ALSO  VIEW  THE  PLAN  AS  A 
TESTING  GROUND  FOR  NEW  IDEAS,  FOR 
ALL  REVISIONS  ARE  RELATED  TO  THE 
CONCEPT  OF  A  TOTAL  ENVIRONMENT. 

Since   most   changes    have    some    impact  beyond   the 
immediate    area   to    which  they    are    applied,    the   Land 
Use    Plan   becomes    a    measure    of  the   degree   to    which 
surrounding   uses    may   be    affected   by   change    and   the 
plan   represents    a   plastic    environment   which    can    show 
what  other    changes    may   be   necessary    to    accommodate 
any   unpredicted   development  or    activity. 

RECENT  EFFORTS  AT  PLANNING 

For   the   purpose   of  this    study,    recent  history    can    be 
considered   as    beginning    with   the   development  of  our 
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own   United   States.      While    we    recognize    that  much 
planning    was   done    before   this    time,    we    are   limiting 
our    study,    keeping   it   in   context   with   the    potential 
employment  of  land   use   planning   as    a   tool   of  manage- 
ment in   the    Bureau,    based   on   the   practice    in  the 
United    States . 

Two    levels    of  planning    were    apparent  in    early  Ameri- 
can history.       One    was   that   imposed   on   the   land   by 
the    explorer-settlers    such   as   William    Penn,    who,    in 
Philadelphia,    laid   out  the   street   system,    and   provided 
for   related   uses    and   parks    in    advance   of  development. 
Savannah,    Georgia    was   likewise   platted   in    advance, 
with   parks    and   open    spaces    in   strategic    locations. 
King   Philip    II    of    Spain   had   his    engineers    prepare    a 
set  of  policies   for   the   development  of  towns    in   the 
new    world,    where    the   relationships   between   a   circu- 
lation   system,    wind    conditions    and   uses    were    well 
defined. 

The    second   approach    came   from    the    settlers   them- 
selves   as    they   considered  the    appropriate    locations 
for   powder    magazines,    and   slaughter   houses.    Public 
safety   dictated  the   first,    respect  for   the    public   nostrils 
the    second.      Men    seem    to    have    lost   some   of  the    con- 
cern  for   these   planning   principles    with   the   passage    of 
time.       The   Morman    settlers    established    standards    for 
street   widths   that   are   as    appropriate   today    as   they 
were    a   hundred   years    ago . 

Boston,    was   one    of  the   first   cities    in   the   United    States 
to    plan    certain   specific    land   uses    when   it   specified   the 
location   of  the   powder    magazine    as    a   means   of  pro- 
tecting  its    citizens   from    catastrophic    explosions. 

It  was   not  until    1916,    however,    that  the    beginnings    of 
land   use   planning   in   the   United    States,    as    we   now 
experience   the    activities,    came    to    pass.       This    step 
toward    planning    came    about   through    the    incorporation 
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of  the   practice   of   zoning   as    an    appropriate    govern- 
mental  function. 

THE    LEGAL    BASIS    FOR    ZONING 

The   first   important   comprehensive    effort   in    zoning   in 
the   United    States    came   to    pass    with   the    adoption    of 
a    zoning   ordinance    in   the    City   of  New    York    (1916). 
This    ordinance   regulated   the   height,    bulk    and  the    use 
of  buildings    and   the   use   of  land,    and   the    density   of 
population,    all   for    the   protection   of  the   health,    safety 
and   general    welfare    of  the   people.       Prior   to   this   time 
the   main   land  use    controls    involved   only   limited   efforts 
to    abate    obvious    and    court  determined   nuisances. 

It  should   be  noted   that  the   principles    behind   this   first 
halting   legislative    act   are   the    same    as   those    which 
must  be    respected   in   the    zoning   and   planning   done 
today;    the    protection   of  the   health,    safety    and   general 
welfare . 

Much   of  the    early    zoning   was    done   in    areas   to    pro- 
tect  existing   single   family   homes    against   encroach- 
ments   of   incompatible    uses    which   had,    in    the    past, 
proven   to    be   a   nuisance    endangering   health,    safety, 
and   general    welfare.       Zoning   tended   to    fix   a   protect- 
ive   screen   about  existing  uses,    merely    rounding   out 
the   areas.       It  did   not   relate   uses    to    any   overall   plan 
for   the    community   nor    did   it  project  proposals   for    the 
future   use    of  land.       Much   of  the    zoning    was   piece- 
meal,   as    each   case    was   taken   on   its    own    merit. 
Naturally,    as   long   as   the   people    within    a   given   area 
felt  that  the    regulations    protected   their    investments 
there    were   few,    if   any,    contests. 

The   first   contests    in    the    courts    came    about   when   per- 
sons   wanted   to    put   their  vacant  property   to    a  use   not 
allowed   by    zoning   law    or    where    a   person    wanted   to 
convert   an   existing   use   or   building  to    an    alternate    use 
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not  provided  for    in   this   law .      At  first  the    courts ,    -with 
little   or   no  precedent  behind   them,    rendered   a   crazy- 
quilt  of  decisions .       But  after    a   number   of  years    an 
overall   pattern   developed   and   the   legality   of   zoning 
has   been    sustained. 

EXTENSION    OF    ZONING 

A   small   town   on   the   outskirts    of  Cleveland,    made 
zoning  history    when   its   officials    decided   to    prepare 
a    "comprehensive    zoning  plan"    that  looked   not  only 
to   protect  that   which    existed,    but  projected   a   pattern 
for   the   future   use   of  undeveloped   land    within   the    entire 
town   of    Euclid.       This    effort  to    make    zoning   into    a 
tool  for   the    comprehensive    advance   planning   of  land 
use    was    challenged   right  up   to    the    Supreme   Court  of 
the   United    States ,    and   in   1926    that   court  held  the 
efforts    of  the   City   of   Euclid   to    be   a  valid   use   of  the 
police    power. 

In   more   recent  times,    the    word    "comprehensive"    has 
taken   on    a   new    meaning   as    expressed   in    court  decis- 
ions.      The    courts    have   held   that   it  is    not   enough   to 
have   a    zoning  plan    with   zones    covering   all   areas    over 
which   a    community   has   legal   jurisdiction    with   some 
kind   of   zoning   classification,    but  this    zoning   must  have 
a    comprehensiveness    in   the    studied   and    beneficial    re- 
lationship   between    the    uses    permitted   in    each   of   the 
zones,    the    standards   that   apply,    the    amount  of  land 
set  aside   for   the    several   uses    and  the    goals    and   ob- 
jectives   of   a   given    community.       Furthermore,    wher- 
ever   possible,    the    zoning    should   have    appropriate    re- 
lationships   within   a    regional   framework.       Thus,    the 
courts    have    called   for    more    comprehensive   planning, 
the   projection   of   anticipated   uses    and   the    establishment 
of  proper    relationships    between   uses    prior    to    develop- 
ment.      The    purposes    cited    included   the    prevention    of 
blight   and   the    consequent  dangers    to    health,     safety    and 
general    welfare.       In    a   very    large    sense    the    courts 
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■were    calling  for    more    scientific    land   use    planning 
and  forecasting. 

HISTORY    IN    CALIFORNIA 

Land   use    planning   had   early   beginnings    in   California 
since    many   of  our    early   cities    were   laid   out  by   the 
Spanish   explorers    and   settlers    -who   folio  wed   the   dic- 
tum   of  King   Philip   of   Spain.       Early   adventures   in 
zoning    (1913)    took    place    in   the    City   of  Los   Angeles 
•when   the    city   established   a   district   within    which   the 
burning    (firing)    of   clay   for   the    manufacturing  of  bricks 
was   prohibited.       An    established   brick   yard   took   the 
city   to    the    courts .       In  the   final   decision    at  the   United 
States    Supreme    Court  level,    the    court  held   that 
where   there    was    evidence   that  the    continued   opera- 
tion  of  this    brickyard   endangered   the   health   of  the 
nearby    residents    and   that  the    use,    therefore,    as    a 
public   nuisance,    could   be   prohibited. 

Zoning   and    Planning   enabling   legislation   followed   at 
the    State    level,    stemming  from    Article    11,    Section 
11    of  the    State   Constitution    which   gives    cities    and 
counties    the   police    power;    the    power    to    legislate    in 
behalf  of  the   protection   of  the    health,    safety   and 
general    welfare,    and   the   right  to    enforce    the   legisla- 
tion  by   the   use   of  the    appropriate    courts. 
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LEGAL    BASIS    FOR    PLANNING   IN    CALIFORNIA 


Planning   for    the    use    of   the    land    is    a    public    responsi- 
bility,   an    important   part  of  the    protection    of  the   health, 
safety,    convenience    and   general    "welfare. 


STATE    PLANNING   LAWS 

The   basis   for   planning   in   California   is    to    be  found 
in   the    Government   Code   beginning   -with    Section   65300 
A   summary   of  this    law    is    included   in   the    appendix   of 
this    study . 

THE    GENERAL    PLAN 


For    many   years    the    State    enabling   legislation  has 
required    cities    and    counties    to    prepare   long   range, 
comprehensive,    Master    (General)    Plans   for   the   or- 
derly development  of  the   land   and  facilities    required 
to    sustain   future    growth   potentials   of   each    community. 
The   State    Law    sets   forth   that   such   plan    shall   con- 
tain  land   use   and   circulation   elements* ,    and   lists    a 
number   of  other    elements   that   are   to    be    included   if 
they   are    applicable    to   the    specific    community    (an 
ocean    shoreline   plan    would  not  be    applicable   in   Alpine 
County    which   has    no    ocean    coastline)  .      While   the    law 
specifies    that  each    city   and   county   shall   prepare    such 
plans,    there   is   no    statement  in   the   law    itself   which 
establishes    a   penalty   in   instances    where    a    community 
determines,    either    by   positive    decision   or    by   merely 
paying  no    regard   to    the   law ,    that  it  shall   not  have 
such   a   plan.      Worse    perhaps,    are   the    instances 
where    a    community   has    such    a   plan   but  on    many 
occasions   finds   that   it  is   politically   inconvenient  to 
follow    it. 

WHAT  IS  THE  GENERAL  PLAN? 

With  the    broad   acceptance   of   zoning   and   the    many 
city   and    county   ordinances    in    effect,    why   the 


In   recent  amendments    a   housing   element   will   be 
required   after    1969. 
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requirement  of   a    "Master"    or    "General"    Plan?      Per- 
haps  the    most  important  basis    for   the   development  of 
this   type   of  plan    -was    that  it   should  truly    be    a    "Plan", 
taking   into    account   many  other   factors   than    are   usually 
included   in    zoning,    and  that  there    should   be   looking 
ahead   to    new    ideas    and   associations,    not   merely    a 
rounding   out  of  existing   land   use.       The    plan    should 
indicate    what  is   desirable    in   the   future    and   give    some 
direction   to    guide   both   growth   and    change    in   the 
structure   of  the    community.       More   than   this,    the 
Master    Plan   is    intended  to    relate    land   uses,    types    of 
activities,    circulation    and   public   facilities.       It   should 
indicate    where   future    streets    and   highways    are   to    go 
and    where   homes,    schools,    parks,    places    of   employ- 
ment,   flood   control   projects,    utility   lines,    civic    centers, 
shopping   centers    and   a    multitude   of  essentials   to    com- 
munity  growth   are    or    should   be    located   all   in   an    ap- 
propriate   relationship   to    each   other. 

No    zoning   ordinance    or   map   had   portrayed   all   of 
these    related  features    successfully.      Where    zoning 
was   used   for   this    purpose   there    was    confusion   be- 
tween   what   was    presently    applicable   law,     what   was 
"potential"    and   when   the   potential   became    immediate. 

In   addition,    whereas    zoning   is    a   legislative    act,     (a 
law    governing   the    use    of  private    property)  ,    the   Mas- 
ter  or    General    Plan    is    a   policy    statement   intended   to 
guide   decisions   by   relating   all   types    of  uses    and   acti- 
vities   to    each   other,    both   public    and   private. 

Both   general   planning   and    zoning   require    public    hear- 
ings   and   adoption    by   the   Planning   Commission   and 
legislative    body,    but  the    zoning   is    by   ordinance    and 
the   Master   or    General   Plan    is    by   resolution.    When 
used   effectively,    there   is   little    significance    to    the   dif- 
ference   in    procedure   for    adoption,    when   used   poorly, 
the    General    Plan  can  be,    and   often   is,    disregarded   as 
a    "guide"    by   people    who    may    see   fit  not  to    be   guided, 
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but   since    zoning   is    "law",    it  can   not  so    easily   be 
overlooked. 

INCENTIVES  FOR  A  GENERAL  PLAN 

In   recent  years    many  federal   assistance    programs 
have    required  that   a    community    seeking   financial    aid 
for   physical   improvements   have    an   adopted    General 
Plan   containing   at  least  the   land   use    and    circulation 
elements.       Since,    "without   such   a   plan   there    could   be 
a    withholding   of  essential  funds,    numerous    communities 
have   prepared   and   adopted    General   Plans .     To   further 
assist   communities,    the   federal   government,    in   the 
Housing   Act  in    Section   701,    provided  for   financial 
grants    to    communities   desiring   to   have    such    a   plan 
prepared.      While   this    brought   many   communities    into 
the   planning   picture,    it  did  not  necessarily   change    the 
local    attitudes   toward   the   use   of   these   plans.    Since 
there    are   no    criteria   by    which   the   federal   government 
evaluates    the    quality   of  the   plans,    standards   vary 
greatly    and   many   of  the   plans    prepared   and   adopted 
are   little    more   than    a    warmed   over    zoning   map    with 
streets    and   highways,    schools    and   parks    indicated 
thereon.       Likewise,    since   nothing   in   the   law    required 
a   community   to    maintain,    follow    or   implement  these 
plans,    many   are    antiquated   or    exist  in   a    state   of   sus- 
pended  animation,    having   little   or   no   value    other   than 
being   present  when   necessary   to    satisfy   requirements 
in   law.       As    in   all    matters,    numerous    communities 
have   used   their   plans    constructively,    have    referred 
to   them    as   the   basis   for   public    works    programs    and 
zoning   amendments.       To    these    latter    communities   the 
value   of  the   plans    has    been   great,    the    end   product 
being   the    improvement   in  the    quality  of  the    environment 
and   the    efficiency   of  government. 
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COMPREHENSIVENESS    IN    PLANNING 

The   definition   of   the   term    "comprehensive    planning" 
has   been    subject  to    considerable    study    and   on   occas- 
ion  to    legal   interpretation.       In    all   too    many   instances 
it  has   had    a   very   limited   meaning,    such    as   the   prep- 
aration  of   a   map    covering   an    entire   planning   area   on 
■which   existing  land   usages    or    characteristics    "were 
indicated. 

In  the    Land   Use    Plan   for   the    Bureau  of  Land  Man- 
agement,   the   term    "comprehensive"    should   include 
the   following: 

1.  A   Land  Use    Plan  Map    which   would    show   the 
location   of  all    Bureau  land,    the    interrelationship 
between   all   of  the   uses    proposed   on    said  land, 
(either    current   or   future)    the    circulation    system 
(current  and   future)    required   to    serve   these 
uses,    and   the    total   relationship  between   activities 
on    Bureau   land   and   on   the   private    land   located 
within    a   reasonable   area   of  influence. 

2.  Land   use   policies    related   to    the   resources    man- 
agement,   conservation   and   disposal    of   public    lands 

3.  Land   use   policies    related   to    the    activities    and   the 
regulations   thereof  as    they    affect   any   or    all   por- 
tions   of  the    Bureau  land. 

h.      Implementation    schedules    (phasing)    which    estab- 
lish  priorities   for    Bureau   programs    in    manage- 
ment,   mapping,    engineering    and   public    works. 

5.      A   program    for    the   coordination   of   acquisition   and 
disposal,    land   use    and   activity   programs    with 
Federal,    State,     Regional,    County    and   other    local 
agencies    as    well    as    with    private   applicants. 
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THE  BUREAU  OF  LAND  MANAGEMENT  LAND 
PLANNING  PROGRAM  AND  LOCAL  GENERAL 

PLANS 

Sound    Bureau  land   use   policies    require   that  their 
programs    consider    existing    General   Plans    and    zoning 
in   the    communities    that  lie    within   each   district.       In 
instances    where   there    are   requests   for   land   to    be 
released   or   reserved  for   local   public   or    private   uses 
"in  the    path   of  urban   growth    and   development"   there 
should   be    adequate    study  to    produce    a   finding  that 
proposed   use   of  the    land   is    related   to    both   the   local 
General    Plan   and    zoning.       At   present  the    Bureau   has 
no    standards   to    evaluate    whether   these   plans    are    ade- 
quate  in    quality   or    whether    they   are    effectively    main- 
tained  and    administered. 

Common    sense   dictates    wherever   possible,    that   Bur- 
eau  and   local   community   plans    should   be    coordinated. 
This    can    only    be    brought   about   through    prearranged 
contacts    between    Bureau  Management   and   local 
planners . 

PLANNING   FOR   WHOM? 

There    are    at  least  two    broad    classifications   of  plan- 
ning.      The   first  is    done    "in   house"    to    assist  an     or- 
ganization,   governmental   or    private,    to    address    itself 
to   those    matters    over    which    it  has   an    "ownership" 
interest   or    control.       The    second   type    of  planning   is 
done   by    a   governmental   agency   to    regulate    the   use   of 
private    (non   governmental)    property   or   those   activities 
which   endanger   the   health,    safety   and    welfare   of  the 
general    public . 

In   planning    within   the    Bureau,    most  or    all   of  the    act- 
ivities   concern   property   under    ownership   or    control 
of  the    Bureau   itself  or   involve   properties    which   the 
Bureau   should   obtain   to    either   open   access    to    important 
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units   of   government  land   or   block   out  land   holdings 
to    make    possible   their    more    productive   use.       Thus, 
in   almost   all   instances,    other    than   the    securing  of 
land  not   currently   owned  or    access   rights   not  pres- 
ently  available,    the    Bureau   and   its   planning   is    an    "in 
house"    operation,    intended  hopefully,    to    assist   Bureau 
officials    to    better    manage   their   resources    and   make 
critical   decisions   on   the    retention   or   release   of  land 
that  can    effect  both   future    Bureau   activities    and   the 
orderly,    logical    growth   and   development  of   adjacent 
private   urban   areas . 

CHANGING  ATTITUDES  TOWARD  PLANNING 

Planning   as    we   now    know    it  has    been   in    existence 
but  a   relatively   short  time.       During   this    period   there 
have    been    great   changes    in   the    attitude    of  the   public 
toward   the   planning  function.       There    are    certain   basic 
attitudes    which  recur   constantly,    where   people    want 
their   property   rights    to   be   protected  from    abuse   by 
their  neighbors,    but   at  the    same    time    demand   great 
freedom    and   latitude   for   the   use   of  their   own   property. 
These    persons    often   resent  having  to    live   under    a   law 
that  applies   uniformly    to    all    in   the    same   locale.       In 
communities    where   planning   and    zoning   has    been    ap- 
plied  consistently   over    a   period   of  time,    there   is 
better   understanding   and    support  for    the    law .       In 
other    areas,    where   developmental    activities    are    great- 
est,   planning   is    subject  to    constant  attack    and   is    often 
modified   to    secure    short  term    benefits    for    certain    in- 
fluential   individuals.       Few    legislators   understand   the 
need  for    or   are    capable   of   taking   a   long   range  view 
especially    when   presented    with   the   possibility   of  a 
tax   producing   development  that   appears    to    be   momen- 
tarily   attractive.       This    role    of   government,    as    an    in- 
strument  in   land    speculation,    is    an   inappropriate    and 
highly   dangerous    practice. 
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Perhaps    the   greatest   change    in   the   acceptance   of 
planning   as    a  valid   professional    activity   has    been   the 
response   on   the   part  of  the   private    sector   of  our 
economy   in   utilizing   the   principles    and   practices    of 
the   planners.       In   fact,    many   organizations    employ 
experienced  professional   planners    in   their   own   opera- 
tions.      This    introduction   of  planning   as    a   necessary 
function   for    sound   development  has    gone    a   long   "way 
to    bring   about  better    communities    all   over   America. 
There   has    been    an   understanding  by   financiers    as 
well   as    by   developers,    that  the    investments    made    in 
a   particular   community   can   be   undermined   and   de- 
preciated  by   the   unplanned   or    poorly   planned  uses    of 
land   adjacent  to    projects   that  they   have    invested   in. 
This   has    been   a    sobering  force    in    many    local    com- 
munities,   causing   legislative   bodies   to    react  in   positive 
support   of  plans    rather   than    allowing   the    plan   to    be- 
come   a    springboard  for   response   to   the   least  of  pres- 
sures  from    aggressive   individuals    interested   in   secur- 
ing  added   value   for   their   specific   holdings    without 
regard   to    the    effect  that   such    special   privilege    would 
have   on   other   portions   of  the    community. 

WHO   ARE    THE    "PLANNERS"? 

If  all   planning   decisions    were    made   by   professional 
planners    as   defined   by   the   American   Institute   of 
Planners    the   responsibility   for   the    success    or   failure 
of  many   of  our   development   adventures    could   be    plac- 
ed  more    clearly.       This  is  far   from    the   fact.       Most  of 
the   planning  decisions    are    made   by    "non   planners" 
(in  the    above   professional    sense)    by   persons   in   posi- 
tions  of   political   power,    by   individuals    who    are    charg- 
ed  with   and   are    responsible   for    decision    making. 
Political   power,    financial   power    and  friendships    play 
key   roles    in   much   of  the   planning  that  is    done,    deter- 
mining   where   it  shall   be   done,    how    much    of  it  shall 
be   done,    and  finally,     who    shall   benefit.       Let  us    exam- 
ine  this    statement   carefully   so   that  there    will   be   no 
misunderstsnding  of   its    meaning: 
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First,    there    is    the    professional    planner.       He    is 
usually   a   technician,    employed   by   a    city,    county, 
state,    federal    agency   or   private    corporation. 
Planners    are    supposed   to    be   trained,    educated 
and    experienced   in   the    philosophy    and   techniques 
of  planning   and   thus   in    a   position   to    ADVISE 
their   planning    commissions    and   other    appointed 
and    elected   officials   on    matters    "within   the   pervue 
of  their   profession. 

Second,    there    is   the    Planning   Commissioner,    an 
appointed   layman    "who,    -when   he    becomes   part  of 
the    commission,    knows    little   or   nothing   of  the 
technical   aspects    of  planning   or    zoning.       Over 
the   years    commissioners    become    educated   in   the 
"craft"    of   zoning,    but  few    ever   become   involved 
in   planning,    the    major   responsibility   of  these 
agencies.       The    Commissioner,    like   the    technical 
planner,    is    powerless   to    make   decisions    in    most 
instances,    for   he    is    classified      as    a    member   of 
an    advisory   agency   to   the    legislative    body    (city 
council,    board   of   supervisors,    state    legislature, 
governor,    or    board   of   directors).      While   the 
Commissioners    are    supposed   to    advise   only   on 
planning   matters,    they   often   involve    themselves 
in   the    "politics"    of  planning   by  trying   to    anticipate 
•what  the   legislators    want   them    to    recommend. 

Third,    there    is   the    legislative   body,    politically 
responsible  to    the    people    who    elect  them    to    office. 
In   many   instances   legislators,    because   of  local 
pressure,    find   it  politically   undesirable    to    accept 
the    recommendations    of  their    Planning   Commis- 
sion,   even    when   they   are    based   on    sound   plan- 
ning  reasoning.       Pressures    in    some    instances 
may   be   in  the    best  interests    of   the    community, 
but   in    all   too    many    cases    it  results    in    special 
privileges    to    people   in   the    power    structure. 
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Fourth ,    there    is    the   financial    power    which    may- 
see    fit   to    either    support   or    withhold    support  from 
a   given   proposal    when    it  believes    an    idea   or    in- 
novation   constitutes    an   unreasonable    risk    as   view- 
ed  from    their    point  of  view . 

Fifth ,    there    are    "the   people"    who,    presumably 
are   the    reasons   for    and   beneficiaries    of  all   of 
the    previous    activities .       The    people    appear    in- 
dividually   or    are    represented   before    planners , 
commissions,    legislative   bodies    and   financial 
groups.       In   addition,    they    can   and   do    manifest 
their    interest  in   planning   at  public   hearings    that 
are    a    part   of   the    total    planning   process.       All    too 
often    this    participation    by   the    people    is    either    in 
behalf  of  a   personal   project  or   as    an   opponent 
to    someone    else's    project   when   they   fear   change, 
the    endangering   of  their    personal   investments    or, 
in    some    instances,    expressing   their    opposition 
to    governmental    activities    in    general.       Most   seek 
to    protect  the    rights    of   the    individual,     mainly    them- 
selves,   either    by    asking   for    special    privilege    or 
by    being   against   it   when    they   believe    it    could    ad- 
versely   affect  them    personally. 
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STATUS    OF    PLANNING 


The    "state    of  the    art"    changes    and   advances    -with 
knowledge    and   experience. 


REVIEW    OF    GOVERNMENTAL    PLANNING 

National    Planning;.       Each   national    administration    brings 
■with   it   certain   philosophies    and   policies    that   can    be    in- 
terpreted   as    being   a    "Plan".       Each   Congress,    as    it 
enacts    laws    governing   the   nation   can    also    be    credited 
■with   the   participation   in    "Planning".       To    the   degree 
that  these    plans   fit   together    and    work    in   harmony    with 
each    other    and    affect   the   nation    as    a    whole    there    is 
the    essence   of   National    Planning.       This    planning    ex- 
tends   from    programs    that   benefit   groups    of   private 
citizens,    to    those    that    involve    the    military    establishment 
and   international    commitments.       The   types    of  planning 
vary   from    efforts    to    conserve   national   resources    to 
the   support  of  activity   programs   that  tend   to    abuse 
these    same    resources.       The    programs    range   from 
social   to    economic,    in   most  instances    they    involve 
both.       Differences    in   the    structure   and   political    phil- 
osophy   of   a    given    administration    and    congress    deter- 
mines  the    accent  and   the   degree   of  the    mix   of  these 
two    elements. 

In   the    administration    of  the    programs,    there    appears 
to   be   less    than   the   desirable   degree   of   coordination 
between   the   programs   that   affect  the   use    of  land   and 
our   other    national    resources.       No    one    agency    seems 
to    vie xv    the    total    picture   of   our    human    and    physical 
resources.       No    one    agency    appears    to    make    an    effort 
to   tie   together   the    many   similar,    sometime    competing, 
programs    being   implemented   by   the    several    depart- 
ments   and   bureaus.       Only    in    recent  years    have   there 
been   important   governmental    re-organizations    that   tend 
to   group   related   activities    within   one   agency,    under    a 
single    secretary.       The   need   for    total    coordination    of 
land   use    planning    and   management  cannot   be   over 
emphasized . 

State    Planning.       There   have    been   several    efforts    in 
state    planning   during   the   past   thirty   years,    very   few 
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of  them    successful.  At  present  the    state    planning 

function   in    California   has   been   reduced   to    a   minimal, 
almost  rear   guard    activity,    completing   the    second 
phase   of  the    State    Development  Plan   and   processing 
"701"    applications.       At  present  there   has    been   no 
clear    cut  definition   of  the   functions    of   state    planning 
or    what  the    most  beneficial    activities    of  the    state   office 
of  planning   should   be . 

State    Land   Use    Planning   and    Coordination    with   the 
Bureau   of   Land   Management.       One   of  the    real   needs 
of  the    state    is   the    establishment  of  a   permanent   coord- 
inating  agency   and    an   information    and   data    clearing 
house   on    a    state    wide   level.       This    agency    could   do 
much   to    assist  the    Bureau   of  Land  Management  in 
the   development  of   a    comprehensive   plan   for   the   use 
of   Bureau   and   state    land.       Demands   for    public   land 
by   a   multiplicity   of   state    agencies    must   at  the   present 
time   be    coordinated   by   the    Bureau   itself.       Evaluation 
and   resolution   of   conflicts   between    state    agency   re- 
quests   places   the    Bureau   in    a   difficult   position,    since 
in   many    instances    the   information   necessary   for   judi- 
cious   action   is    either   not   available,    or    is    so    prejudic- 
ed  in   the    presentations    of  the    requesting    agencies    that 
decisions    are    sometimes    made   on   other   than   a   sound 
basis    representing   the   public's    best  interest. 

Regional    Planning.       Most  federal    programs    are    plan- 
ned  and    executed   on    a   regional    basis.       The   now    ex- 
tinct National    Resources    Board   of  the    1930's    listed 
all   of  the    different  regions    that   were    established   to 
carry   out  the    many   different  federal   programs.    It   be- 
came   obvious   from    this    study   that  the    cohesive    area 
described    as    "a    region"    can   take   on   very   different 
characteristics    when    it  is    supposed  to    serve    a   specific 
function    or    satisfy    a    special   need.       Demarkation    be- 
tween  regions    are    sometimes    related   to    area,    popula- 
tion,   topography,    drainage,    political   units    (states), 
economic    units,    or    the   special    service   needs,    such    as 
defense,    recreation,    transportation   or   flood   control. 
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The   need   for   regional   planning   has   been   discussed 
for   years.       In    some    areas,    such   as   New    York,    the 
Port  Authority,    dealing   with   transportation   has   been 
highly    successful.       TVA  and   the    Columbia    River 
Basin   developments    are   likewise    cited   as    an   outstand- 
ing  example   of  regional   planning.       In  these   instances 
the   activities    spanned   two   or    more   states. 

"The   first  type   of  metropolitan   planning    was    con- 
ducted  by    single    purpose    special    districts    which 
had   been   organized  to    solve    a  particular    area- 
wide    problem.       Comprehensive   metropolitan   plan- 
ning  is    principally   a   post  World  War    II    develop- 
ment although   a   few    isolated   instances    of   earlier 
comprehensive    planning   may   be   cited.       The    most 
famous    early   plan    is    The    Regional    Plan   for   New 
York   and   Its    Environs    which    was    sponsored   by 
the    Russell    Sage    Foundation    and   completed   in 
1929. 

"Although   public    planning   commissions    are    estab- 
lished  under    provisions    of   a   state    enabling   act, 
the   federal   government  primarily   has    been   re- 
sponsible for    the    growth   of   area-wide   planning 
by   using   conditional   grants-in-aid   to    persuade 
local   governments    to    organize    a   planning   commis- 
sion  in   each   of  the   233    Standard  Metropolitan 
Statistical  Areas    (SMSAs).       Since    July   1,    1967, 
a   local   government   within    a   metropolitan   area   be- 
comes   eligible   to    receive   federal   grants   for    speci- 
fied  projects    --    airports,    highways,    hospitals, 
libraries,    open    space   land   projects,    sewerage 
facilities    and    waste   treatment  plants,    transporta- 
tion  facilities,     water   development  and   land   conser- 
vation  projects,    and   water    supply    and   distribution 
facilities    --    only    if  its    grant   applications    are   re- 
viewed  by   a   metropolitan   planning   commission."* 

*19&8    Survey   of  Metropolitan    Planning,    Graduate 
School   of   Public   Affairs,    State   University   of  New 
York    at  Albany. 
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Within   states,    however,    regional    planning   has   not  been 
too    widely   accepted   or   employed.      As   far    back   as 
1939   there   has    been    a   Los   Angeles   County    Regional 
Planning   Commission,    but  it  has    acted   more    as    a 
County   Planning   Commission,    having   little   or   no   jur- 
isdiction   (only  the   power   of  persuasion)    within   the 
many   incorporated    cities   of  the    county.       Further,    the 
Los   Angeles    County    Regional    Planning   Commission 
did  not  have    a   total    region   under    its   jurisdiction,    in- 
stead  a    county,    that   was   part  of   several    regions.     In 
more   recent  times    additional    single   purpose   regional 
agencies   have    come    into    existence,    mainly   in   the   field 
of   water    and   transportation. 

Within   the   past  two   years   there   has    been    a   drive    on 
the   part  of  the   Department  of   Housing   and   Urban   De- 
velopment to   bring   about   more    effective    regional   plan- 
ning.      HUD,    together    with   other   federal    agencies 
have   insisted  that   there   be    "associations"    of  govern- 
ments   to    coordinate   federal   programs    within   a   regional 
area.       Thus,    organizations    such    as   the   Association 
of   Bay   Area   Governments    (ABAG)  ,    Southern   Calif- 
ornia  Association   of   Governments    (SCAG),    and   the 
Sacramento    Regional    Planning  Association    (SACRPA) 
have    come   into    being. 

SCAG:       A    Brief   Outline   of  Its    Structure    and   Features 

What   Is    SCAG?      SCAG  is    an   agency   voluntarily    es- 
tablished  by   its    members    pursuant  to    the    Joint   Exer- 
cise  of   Powers   Act  for   the   purpose   of   discussion, 
study    and   development  of  recommendations    on   regional 
problems    of  mutual    interest   and    concern   regarding   the 
orderly   development  of  the    Southern   California   region. 

SCAG   is    not   a   governmental    agency    and    is   not  anoth- 
er  layer   of  government.       It  is    strictly    a   forum    of 
elected   officials. 
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The   establishment  of   SCAG  recognizes    the   need   for 
a  voluntary   association   of  local   governments    to    study 
and   recommend   possible    solutions   to   the   numerous 
complex   problems   found   in   a   highly   urbanized,    rapidly 
growing,    metropolitan   area. 

Direct   Benefits    to    Local    Government. 

1.  Provides   the    opportunity   to    express    local   govern- 
mental  points    of  view    on   regional    issues    and   on 
problems   of  mutual    concern   in   a   voluntary   advis- 
ory  forum    of  cities    and   counties. 

2.  Provides   the    opportunity   to   formulate   positive 
recommendations    of   an    advisory   nature   by   and 
for    local   governments    in   their    common   interest 
in    many   subject   areas    including: 

--  Intergovernmental    cooperation. 

--  Planning,    programming,    and  financing   coord- 
ination . 

--  Transportation. 

--  Aviation   and   airports. 

--  Parks,    recreation,    and   open   space. 

--  Air    pollution. 

--  Water    and    waste   management. 

--  Forestry   and    watershed   protection. 

--  Technical   data   processing   and   sharing. 

3 .  Makes    available   through    assembly,    exchange    and 
coordination   of  information    a   broader   data   base 
for   local   decision    making   and   promoting  voluntary 
intergovernmental    cooperation.       The   Association's 
information   program    will   make   data   available   on: 

--    Planning   and   development  proposals    and 

practices . 
--    Land  uses. 
--    Economic    growth   potentials. 
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--    Regional   resources,    both   human    and   physical. 
--    Technical   methods    and   practices. 

k.       By   providing   a   regional    review   process    control- 
led  by   representatives    who    are   local    elected 
officials,    helps    qualify   local   governments   for   many 
federal    and   state    grants-in-aid   when   these   govern- 
ments   choose    to    apply   for    such   grants. 

The    extent  of  the   operations    of  regional   organizations 
and   their    effectiveness    is   yet  to   be   tested.       The    main 
challenge   to    any    such   organization   comes   from   their 
lack   of   authority    within   local    cities   or    within   the    sever- 
al  counties   that  join   together    in   the  voluntary   associa- 
tion.      A   more   positive   relationship   may   be    established 
between   local   government,    these   regional    agencies    and 
the  federal   government  in   order    to    secure   funds   for 
local   projects.       The   financial    inter-dependency   may, 
therefore,    be   the    means    by    which   such    agencies    will 
become    more  favorably   disposed   toward   a   greater 
degree   of  positive    regional   planning   and    meaningful 
coordination . 

Wherever    such   agencies    exist,    it  is    recommended   that 
the   district  offices    of  the    Bureau  utilize   their   services 
for   the    coordination   of  their    contacts    with   local   com- 
munities,   especially    in   respect  to    the    evaluation   of 
requests   for   land   releases,    reservations    or    withdraw- 
als.      These    agencies    are   in   a    better    position   than 
the    Bureau   of  Land  Management  to   know    the   validity 
of  a   request  and   appraise   the    significance    of  the   plan- 
ning  and    zoning   in   the    local    communities. 

County    Planning.       County   planning  has    existed   in 
California    since    1923    when   the    Los   Angeles   County 
Planning   Commission    was   formed.       Under    state   law, 
each   county   is    required   to   have    a    Planning   Commis- 
sion.      Most  of   them    have,    but   the    effectiveness    of 
their   activities   is   directly   related   to   the    local    attitudes 
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toward   planning,    the    impacts    of  urbanization   and  the 
economic    ability   of  the    county   to    provide   the    Commis- 
sion   -with   a   professional   staff.       Some    commissions, 
composed   of  only   laymen,    make    important  decisions 
on    matters    related   to    the   future   of  their    communities 
without  benefit  of   even   the    most  limited   of   professional 
guidance.      While    county   planning  began    -with   the   de- 
velopment of   a   street   and  highway   system,    in   many 
areas   it  has    become    more    involved   in   the    zoning   and 
subdivision  functions    than   planning. 

City   Planning.       The    state   planning  law    also    requires 
all    cities    to   have   planning   commissions.      Most  of  them 
do   have    such   agencies    and   many   have    a    supporting 
staff.       Some   of  the   technical   people,    especially   in 
smaller    cities,    lack   training   and   experience    in   plan- 
ning  and   much   of   their   activity    is    devoted   to    prepara- 
tion  of   zoning   cases   for   decisions   by   the    Planning 
Commission   and   the   legislative   body.       In   some   in- 
stances   these   technicians    do    not  offer   recommendations 
to   the   Commission    in   the   belief  that  it  is    not  their 
function   to    influence   this   lay   group   in   their   recommen- 
dations   to   the   legislative   body.       Other    commissions 
request  technical    guidance   from    their    staff  or   from    a 
Planning   Consultant. 

On  the   other   hand,    many   of  the    larger    cities,    Los 
Angeles    included,    have   spent   millions    of  dollars    in 
support  of  their   planning  departments,    to    find,    even 
today,    that  the   pressure   of  day   to    day   activities   have 
delayed   the   preparation   of  a    comprehensive   long   range 
plan   of  any   real   value. 

THE  CONTENTS  OF  A  PLANNING  PROGRAM 

Not  too    long   ago   the    established   philosophy   for   the 
planning   profession    emphasized    a    concern   for   the 
planning   of  only   the    physical    community,    for   land   use 
planning   as    observed   in    zoning.       Planners    did  not 
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become    involved   too    deeply   in    management  or   devel- 
opment of  the   land,    only   its    classification   for   use    and 
the   administration   of  this    "plan".       The    employment  of 
the   theories    of  land   use    zoning,    of  master    planning, 
of   subdivision   design,    of  street   and   high-way   relation- 
ships   to    property    and   to    each   other    -were   the    sub- 
stance  of  the   professional   preoccupation.       To    a  very 
large    extent   activities    of  many   governmental   planners 
are    still   oriented   in    this   direction.       Changes    are   tak- 
ing place,    however,    for   planners    are   now    beginning 
to   realize   that  none    of  the   physical   planning   has    a 
meaning   outside   of   social,    economic    and   developmental 
context.       More    and    more    we    hear   of   solving   the    pro- 
blems   of   people,    being   concerned    "with   their   housing, 
their    employment,    their   recreational   and   leisure   time 
needs,    their   health,    etc.       This,    in   a    sense   is    spell- 
ing out  in   detail   the    charge   under   law ,    that  planning 
should    concern   itself   with   matters    related   to    the   pro- 
tection   of  the   health,    safety    and   general    welfare. 

Whether   there    are    persons    in   the   planning   profession 
today    who    are,    by   training   and    experience,    able    to 
make    rational   decisions    and   recommendations    in   these 
highly   involved   and    specialized    areas    is    a   pertinent 
question.       But  the    schools    and    colleges    are   training 
planners    to    become    active   as    coordinators    and   inno- 
vators   in   these   important  aspects    of  the    total   planning 
field.       It  is   not   so    long   ago    that  discussion   of  social 
or   economic    consequences    of   planning    were   taboo. 
There    is    still   little   or   no    acceptance   of  this    aspect  of 
planning   at  the   local    level,    but   changes    are    taking 
place    in   the   larger    cities,    where   the   problems   of 
dealing    with    slums,     with   the    unemployed,    with  the 
under- educated   are    all   plaguing  the   political   leaders 
and   they   are    seeking   help  from    any   and   all   that   can 
offer   it   --    even   the    planners.       The   planning  for   the 
conservation   and   productive   utilization    of   open    space 
is    as    important  to    the   future    welfare   of  the    people    of 
our   nation    as    is    the    planning   of  our   urban    areas. 
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RESOURCES 


The   total   beneficial   relationship   between    all   of  the 
elements    constitutes    a   meaningful   plan    --    the   prelude 
to    purposeful   action    --    and   sound   management. 


HUMAN    RESOURCES 

The   use   of  land   and   other   natural   resources   for   the 
benefit  of   mankind    (our   human   resources)    is   the 
prime   objective   of  the   planning   and   activity   programs. 
Addressing  the    Bureau's    energies   to   this    end   requires 
the   allocation   of   manpower    and   material,    both   repre- 
senting  public    support   and   responses   by    the    highest 
levels    of   government.       If  our   human   resources    are 
to   benefit  from    the    most  appropriate   and   timely   use 
of  the   natural   resources   in   their    environment,    they 
must  understand   the    issues   that   are    at   stake   and   the 
importance   of  their    participation   in   the    conservation 
process . 

RESOURCE  CONSERVATION,  USE  AND 
MANAGEMENT 

The    Bureau  of  Land  Management  has   had   over    150 
years    of  varied   experience    in   the    management  of  land 
and   resources.       The   ranks    of  the    Bureau   personnel 
contains    many   men    'with   a  high   level   of   expertise   in 
the   fields    of  mining,    grazing,    timber    and   other    activi- 
ties  related   to    lands    and   minerals.       The    -work   of  the 
Bureau   in   Cadastral   Mapping   is    -well  known    and   re- 
spected.      This    report  does   not,    therefore    enter   into 
a   discussion   of  these   fields    of   specialization,    realizing 
that,    without  years    of   study,    it   would   be    ill    advised 
to   do    so.       Instead,    it  is    implied   that,    as   the   plans 
for   the    Bureau  lands    and   resources    are    developed, 
the    Bureau   Specialist   will   be    personally   involved   in 
the   process,    bringing   their   knowledge    and   ideas    into 
the   plans    and   proposals.       They    would   also    point  out 
the    constraints   that   must  be   dealt   with   if  the   plans    are 
to    move    ahead   to    the   goals    set  forth   by   the    Bureau 
Administrators    and   the   Congress. 

Open    Space    as    a   resource   is    dealt   with    in    some 
depth   because   it  involves   new    concepts    and   therefore 
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needs    a    considerable    amount  of  thought   in   the   devel- 
opment of  plans   for   the   use   of    Bureau   land   holdings. 
It   should   be   noted   that   Open    Space    and    Recreational 
activities    do   not  necessarily   have   the    same    meaning, 
for    -while    many   recreational   activities    can   be    conduct- 
ed  on   certain   open   spaces,    there    can   be    a    consider- 
able   amount  of  open    space    that  implies   no    uses   or 
activities    other   than   those   related   to   the   forces   of 
nature . 

NATURAL    RESOURCES 

Land   resources    are   not  confined   to    either    the   surface 
of  the   land   or   to    soil   or   minerals   that   are    a   part  of 
the   land.      Water    and   the   relationship   between   land 
and    water    are    most  important   in   planning,    for   the    sea, 
lakes    and   rivers,    like   the   land,    provides    both   surface 
and   subsurface   resources   to    sustain   life.       And,    below 
the    water   there   is    always    land.       This    land   contains 
additional    resources    that  are   part  of  the   heritage   of 
man,    if  he    wisely   uses    them    in   a   benign    partnership 
with   the   total   environment  of   the    planet   Earth. 

Resources    can   be    described   in   terms   of  four   or    more 
general    elements: 

Renewable   resources 
Depleting   resources 
Continuing  resources 
Pollutable   resources 

A.      Renewable   resources    are    those    which,    through 
planning   and   management   can    be   kept  in   balance 
with   the    expenditures    of  the    resource.       This 
would   include   fish   and    wildlife,    grass    and   timber, 
etc.       Through   control   of  take,    breeding   and 
seeding,    these    resources    can   be    controlled  to 
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be   or   become   in   balance    -with  needs    of   a   given 
population.       Preservation    of  the   resource   be- 
comes   a   problem    of  management  and    careful 
deployment  of   Bureau   resources   to    maintain   the 
level    considered    essential. 

B.  Depleting   resources   are   those    -which   cannot  be 
replaced   after    they  have    been   used,    and   man 
will   have   to    find    substitutes    once   the    resources 
are   used  up.       The   careful    management  of  these 
resources   to    reduce    waste,    to   keep   the    supply 
available    as    long   as   possible    and   to   keep   pro- 
duction  costs    commensurate    with   the    market  are 
all   important  factors.       This    would  involve   oil, 
coal,    minerals    of  all   sorts    and  natural   features, 
which    if  tampered    with,    would   be   impossible    to 
reproduce . 

C .  Continuing   resources    are   those   like   land    which 
can   not  only   be    spoiled   by   over   usage,    or 
through   poor    management,    being   so    poorly   used 
or    so    poorly   related  to    other   uses   that  the   prime 
values    may   be    lost.      While    in   theory   it   would   be 
possible   to    correct  or    eliminate   abuses    of  land, 

it   is    seldom    done    or    where   done,    involves    econ- 
omic   costs   that   are   so    high   that  they    become 
burdensome.       The    surest   way   to    protect  con- 
tinuing  uses    is,    through   planning,    to    identify   the 
prime    social    and    economic   values    in   the   land   and 
to    maintain   it  for    the   uses    that  satisfy    those 
criteria. 

D.  Pollutable   resources    are    in    some    ways   natural 
and   in   others    man   made.       Natural    waterways 
and   streams,    the    air   and   the   visual    environment 
can   be    classified   as   natural   resources.       Man 
made    streams,    flood   control    channels,    lakes, 
harbors    and   molding   of  the    earth   are    man   made 
resources.  The   pollution   of   any   of  these 
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resources   reduces   their    service   to    man   and   thus 
must  be    subject  to    planning   and   control   to   protect 
the   health,    safety   and   general    welfare.    An   addi- 
tional   resource    has   recently   been   identified   and 
that  is   in   the    area   of  communication.     Sound   in- 
trusions   or    "ear"    pollution    can   effect   an    environ- 
ment and   make    it   as   undesirable   for    other   uses 
as    can   air   or    "water   pollution. 

In   planning  for   resource    management,    all   of  the    re- 
sources   should   be    covered,    taking   into    account  the 
fact  that   all   are    a   part  of  the   total    environment.    In 
prescribing   appropriate   locations    in   the    Land  Use 
Plan,    each   use    should   be    weighed   to    determine    its 
effect  on    all   of  the    listed   resources   that   can   be    affect- 
ed by   any   use   to    be   recommended.    Techniques   for 
managing   in   all   of  the   areas  identified   should   be   sub- 
ject to    intensive   research   by    agencies    of  the    Federal 
Government  that   are    qualified   and   equipped   to   provide 
the    Bureau    with    criteria   and    standards    for    performance 
and   use.       These    resources    should   be    inventoried   by 
type    and   depicted   on    transparent  overlays    to    be   used 
with   all   other   inventory   data. 

OPEN  SPACE  AS  A  PRIME  RESOURCE 

The   focus    of  repose    is   open    space.       Uncluttered   land- 
scape,   clean   air    and    sparkling    water,    vegetation    are 
the   ingredients   of  open   space,    quiet  and   privacy   its 
products.       Open    space   is    preserved,    not   created,    by 
the   designer,    and   in    regional    planning   terms    the   de- 
sign   effort  is    essentially   one   of   preservation    and   the 
shaping   the    space   preserved. 

The   conservation   of  open   space  as    part  of  the   National 
Environment   is    one    of  the    most   important   portions    of 
the   planning   assignment.       These    spaces,  while   being 
classified   as    "open"    are   not  necessarily   unused.    One 
may   observe   the   beauty   of   a   mountain   range   or   the 
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serenity   of   a   desert  landscape    and   through   this   visual 
experience    "use"    the   land.       If  the    spaces    "were   cov- 
ered -with   signs    and   filled    with   rubbish    and   debris   the 
social   values   of  the    land    would   be   lost   and   the   land 
itself   would   be    "abused".       Likewise,    range    land, 
reservoirs,    agricultural   occupancies    and   forests    are 
open   lands    put  to    both    social    and   economic    use. 

There    are   vast  differences,    however,    between  the 
open    spaces    required   in   urban    areas    and   those   that 
form   the   background   for   urbanism    and   provide   the 
breathing    spaces    for    the    people    of  our    entire   nation. 
The   differences    include   but   are   not  limited   to    scale. 
While   the   urban   spaces   need   not  be   large   in   order 
to    provide   the   breaks    in   land    coverage,    the    regional 
or   national   open    spaces    must  be    extensive    enough   to 
provide    a   background   and    setting  for   the    urban   areas 
to      give       them    form,    structure    and   identity.       The 
maintenance   of  these    open    spaces    also    involve   differ- 
ences,   for    in   an   urban   area   the    space    must  be    mani- 
cured  and    carefully    maintained   to    resist  intensive    wear, 
while   the    wide   open    spaces    of   the   national    scene    must 
be   retained   as   they    are,    in   their   natural    state.    Re- 
sistance   to    wear    must   come    from    limiting    access    to 
specific,    controllable    locations. 

Open    Space    -   A  Definition 

There    is    a   great  deal   of  difficulty   in   producing   a   pre- 
cise  definition   of  open    space.       There   is    no    adequate 
legal   definition.       The    commonly   used   definitions    range 
from    the    lawns    surrounding   an    individual's    dwelling, 
to    green    belts    surrounding   our    cities;    from    regional, 
state    and    national    parks,    to    virgin    wilderness    areas. 
Most  often,    the   general   public    concerns    itself   with   the 
most  obvious   forms    of  open    space,    that  land    which   is 
either   undeveloped,    or   occupied   by   parks    and   recrea- 
tion  areas.       Of   equal   importance    as   open    space,    and 
often   neglected,    are    those    lands    used   for    agriculture, 
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or   the    conservation   of  natural   resources,    and   those 
lands    providing   scenic    or   historical    points    of  interest. 
As    E.    Stanley  Weissburg   points    out  in    Open    Space 
and   the    Law,    various    proponents    of  open    space   often 
confuse    the    matter    of   definition    by    inserting    their    in- 
dividual   overlapping,    and   often    conflicting,    desires. 
As   he    points    out, 

"Some   yearn   only   for    lonely    wildlands ,    others 
■want  no    less    than    a   resort  in   the    same    place. 
Bird-lovers    wish   for    wooded    acres;     architects 
for    an    inspiring   vista;    airport   designers    for    an 
unobstructed   glide   path;    city   planners   for    a   girdle 
to    contain   and   define   the   form    of  the    city;    muni- 
ciple   builders    and   highway    engineers    for    land   to 
be   held   in   reserve   for    future    expansion.       The 
city    dweller    seeks    a   place    to    camp    in   the    country; 
the  farmer  to  defend  his    acres   irom    the    encroach- 
ment of   subdivisions." 

"Open   space"    can    be    defined    simply   as    any    area   on 
which   development   is    limited   to    the   degree    that  the 
area   is    visually   open    when    compared    with   its    sur- 
roundings.      This    definition    shall   include   those    areas 
mentioned   above,    as    well    as    spaces    which    are    merely 
visually   open,    such    as    golf   courses,    cemeteries,    in- 
dustrial   parks    (such   as    Stanford   Industrial    Park   in 
Palo   Alto    where    standards    are   high    enough   to    create 
a   park    atmosphere)  ,    and   low    density   residential    areas 
( estate    zones)  . 

Lands    may   be    either    publically   or   privately   owned, 
the   important  element  being   that   they   are    either   usable 
park   land   or    spacially   open   to    provide   visual   relief 
from    urban   development. 

Within   this    definition,    Marion   Clawson   has    established 
five    major    categories    into    which    open   land    may  fall. 
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These    categories    are    open    lands   for:    l)    recreation, 
2)    conservation,    3)    preservation    of   points    of  historical 
interest,    1+)    variety    and   definition   of  our    urban    envir- 
onment,   and   5)    future    expansion   of  urban    areas. 

Of  primary   concern   in   an   urban    community   is   the 
land   reserved  for   recreation.       This   land   may  be  in  the 
form    of   community   or   regional   parks,    beaches,    riv- 
ers,   hunting  preserves,    golf   courses,    trails,    and 
hiking   areas.       These   lands    may   be   publically   or    pri- 
vately  owned. 

Land   used  for    conservation    will    include   prime   agri- 
cultural   land    in   the    path   of  urban    expansion,    land 
necessary   for   the   protection    of  the    ecological    balance 
of  a   region,    land    capable   of   being  flooded   for   the 
replenishment  of  underground    water    supplies,    flood 
plains  which    should    remain   undeveloped,     steep   hillsides, 
swamps    and   tidelands ,    and   virgin    islands    of   wilderness 
value    as   national   or    state   parks    and  forests. 

The   third    category    of  open    space   use    involves    the 
conservation   of  those    areas   that  are   of  historical   or 
scenic   value.      An    estate    such    as   Montalvo    in   Sara- 
toga,   the   lands   of   Sutter's    Fort  in    Sacramento,    the 
battlefields    of  the    Civil  War,    and  numerous    of  our 
National    Parks    and   Monuments   fall   into    this    category. 

The    concern  for    aesthetics    in   urban   development   will 
lead   to    the   fourth    category   of  open   land.       The   pre- 
servation  of  land   in   low    density   uses    (estate    zones 
or    industrial    parks    and    agricultural    lands),    and   the 
conservation   of   completely   open   land   in   parks    and 
land  fill    will   add   variety   and   definition   to    urban   devel- 
opment,   and   create    an   aesthetically   pleasing   community. 

Included   in   the   fourth   category   of  aesthetic   needs    is 
the   preservation   of  land   as    a    means    of  limiting   and/or 
preventing   urban    sprawl.       This    category    can    be 
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considered   a   catch-all    since    it  overlaps    all   of  the 
other    categories    (i.e.,    land   for    conservation,    recrea- 
tion,   and   historical    and   scenic    preservation   are    all 
of  aesthetic   value,    and,    if  properly   planned,    can    be 
of  use    in    controlling   or    channeling  urban    sprawl)  . 

The   final    category,    and  one    of  importance    in   our    ex- 
panding  urban   centers,    is    that  of  land   reserved   for 
future     urban   expansion.       This    land   can    either   be 
vacant  or    in   some    low    density   use    (agriculture,    low 
density   industry,    or    residents)     where   development 
can   be   limited  until   there   is    a   need  for    land   at  a 
higher    density  use. 

Purpose    of   and   Need  for   Open    Space 

We   have    become    aware   today    of   a  vast  need  for 
open    space.       The    most  immediate   need   is    presently 
in   the    recreation   category.       Marion   Clawson    states 
that    "the   need  for   parks    and   other   open    space(s) 
(has)    become    a   major    challenge    of  our    time."      As 
Clawson   points   out,    the   four    primary   factors    affecting 
recreational   needs    (population,    per    capita   income, 
leisure    time,    and    ease   of  travel)    are    all   increasing 
and   compounding   the    need   for    parks    and   open   space. 
As   the    ease   of  travel   has    increased,    there   has    been 
a   corresponding   increase    in   the    amount  of  travel   time 
necessary   to    reach    recreational   open   spaces.    Edward 
Banfield    also    points    out  that   people    who   need   open 
space   the    most,    the    city   dweller    and   the    poor    (to    a 
great  percent  the    same   people)  ,    are   the    least  able 
to   use   the    open   recreational    areas   that   now    remain. 
There    is    little   doubt  that  urban    sprawl    will    continue 
to    devour   undeveloped   lands    before   they    can   be    ac- 
quired  for    recreation,    and   therefore,    the   time   neces- 
sary  to    reach  these    recreational    areas    will    continue 
to    increase,    totally   preventing   their   use    by   the    city's 
poor . 
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For    several   years    there   have    been   both   Federal    and 
State   programs   for   the   preservation   of  historical   and 
scenic    areas.       These   programs,    however,    have   not 
prevented  the   destruction   of  vast  areas    of  scenic    open 
lands    around   our    metropolitan   areas,    where   it  is    most 
needed.       Mountain    areas,    beaches,    and   river   frontage, 
important  for  their    aesthetic   values,    have    been   bull- 
dozed,   filled,    developed,    and   polluted,    their    scenic 
value    being   destroyed   along    with   the   natural   terrain. 

Open    Space    Planning 

In   quotations   from    the    Open    Space   in   California   report 
entitled    "Issues    and    Options",    developed   as    a   portion 
of  the   California    State   Development  Flan   by    Garret 
Eckbo,    we   find   the   following,     "California's    space   is 
fixed   but   its   population   has    been   doubling   every  twenty 
years.       In   the    midst  of  rapid   development,    little   thought 
was   given   to   future   needs.       The    closest  open   spaces, 
valleys   near   urban    metropolitan    areas,    were   first  to 
be   developed.       Lower    slopes    of  the   foothills    and  then 
the  higher    slopes    were   graded   off  for    construction. 
Reservoir    sites    were    subdivided   and   houses    built  on 
land    where   parkways    should   be. 

"To    establish   priorities   for    its    protection    we    can    eval- 
uate  its    importance    to    the    community   in   terms   of   six 
specific    functions    open    space    serves : 

1.  Resource   protection. 

2.  Freservation    of  natural   and   human    resources. 

3.  Health. 

i+.      Welfare    and    well   being. 

5.  Fublic    safety. 

6.  Corridors    and   urban    expansion. 

"Managed   resource    production   lands    whose   products 
are   used   either   directly   or    in    making   other    goods    in- 
clude   agriculture    and   timber   lands,    mineral   deposits, 
water    shed   and    commercially   used  fish   and    wildlife 
habitats.       Resource    preservation   lands,    of  value   only 
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in   their   natural    state,    are   fish   and    wildlife   refuge, 
■whether   tidelands ,    marshlands,    forests    or    woods, 
historical    and   cultural    sites    and   such  unique   geological 
areas    as    earthquake   faults,    sand   dunes    and   beaches. 

"Land   that  protects    man's   health   or   improves   his    en- 
vironment ranges   from    that  used  for    waste    disposal   to 
recreation    areas   to    inspiring   scenery.    Potential   danger 
to   the   public    safety    exists   in   flood   plains,    unstable    soils 
and   airport  flight   zones.       Open    space    corridors    permit 
passage    of  power   transmission   lines,    canals,    conduits 
and   aquaducts    and   land   set  aside   for   urban    expansion 
allows   for   future    development    without  urban    sprawl. 

"Certain   lands   have    intensive    qualities    which   give   them 
value.     They   cannot  be    replaced,    nor    once    lost   can 
they   be    recovered.     They   include    areas    of   special    geo- 
logical  features,    head   lands,    promenatories ,    cliffs, 
beaches    and    sand   dunes,    ocean   fronts    and   bays,    river 
and   stream    shores,    wilderness    areas    and    wildlife    habi- 
tats   whether   tide   land,    marsh,    forest  or    woods   that   acts 
like   a   refuge   or    as    a   resource   protection   land  for    com- 
mercial  use. 

"Historical   and    cultural    sites    are    in  this    category, 
missions,    Indian    settlements    and   old   trails,    as    well 
as    areas    of  geological    record.       Some   lands    simply 
provide   visual   amenity    -   hillsides,    valleys,    bays,    lakes 
that   contrast  to    the    man    made    scene,    hills    and   moun- 
tain  tops    from    which    inspiring   panoramas    can   be    seen, 
forest  lands    and   stands   of  redwoods. 

"Other    special   lands    containing   timber   or    mineral   de- 
posits   are    of  economic    importance   to    the    state. 

"Open    space   has    historically   been    confused    with   parks 
and   recreation   programs."       In    addition    to   the   park 
and   recreation   programs   there    is,     "a   need   for    scenic 
areas,    recreation   roads    and   large   recreation   parks, 
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sightseeing   and   study   trips   for   the  families,    swimming, 
picnicking,    golfing,    hiking,    riding,    boating,    fishing, 
hunting,    and   "where   possible,    snow    play   and   skiing." 

What  kinds    of  multiple   uses    of  land   are    compatible    with 
the   preservation    and   public    use   open    space?      "Many 
open    areas,    even   those   devoted  to    one    special  func- 
tion,   have    additional    open   space   values.       Farm    or 
range    land   operated   by   its    owner   for   profit  might  also 
act  to    shape   development  and   provide    scenic    amenity. 
The   value    of  some    watershed   lands,    now    used   in    a 
limited    way   by   the   public,    could   be    enhanced   by   addi- 
tional  usage    without  impairing   a   principal   function. 
Greater    public    benefit  may   be   necessary   to   justify 
keeping   lands   open.       In   other    cases    any   increase    in 
the    public    use    would   be   incompatible    with   the   principal 
use. 

"The    more   open    space  functions    a   parcel   of  land   fills 
the   higher    its    probable   value   to    the    community.       The 
nine    million    acres    of   potential    open   space    evaluated   by 
the   Urban-Metropolitan   Open    Space    Study    were    char- 
acterized   as   to   functions.       Under  the    six   major    cate- 
gories   there   are    22    in   all.       An   area  valuable   for 
forestry    might  also    contain   geological   fossils,    provide 
visual    amenity,    serve   anti-smog   and  fire    zone   needs. 
Another    with   valuable   mineral   deposits    may  be   of  his- 
torical   importance,    recreational   value    and    be   in   the 
path   of   an    airport  flight   zone.       Valuable    areas    with 
high    multiple   use    may   be    given    a   priority   in   acquisi- 
tion. " 

The   report   continues,     "Zoning,    the   use    of  the    police 
power,    is    the    weakest  method   of  preserving  open 
land.       Past  failure    in   application   has    disillusioned 
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many.       Zoning   itself  is   not   at  fault.       Successful    zon- 
ing  requires    enlightened   planning,    good   ordinances, 
proper    administration    and   a    Board  of   Supervisors 
or   City   Council    where   this    power   is    and    with    the 
knowledge   of  good    environmental   development.  "# 

One    might   summarize   from    reading  this    report  that 
there    is    a   need   first  for   a   development  of   a   philos- 
ophy  in   open   space.       In   other    words    there   should 
be   a   definition   of  the  value   of   open    space   for   the 
many   functions   that  it  fills.       There   is   too    much    em- 
phasis   given  to    open   space    as    a    cause    where    a  few 
highly   volatile   individuals   bent  on   living   in    wilderness 
areas    are   taking   an   uncompromising   position   in   op- 
position  to    development.       But  open   spaces    are   breath- 
ing  spaces,    they   constitute   places    where   the    economic 
value    of  the    entire    area   is    balanced   off   and   is    actually 
supported   by  the    relationship   between   developed   land 
and   land   that  is   to    remain   undeveloped.       In    providing 
for   these    areas    it   would   appear   that   instead   of  being 
anti-development  they   are    actually   the    clue   to   the    more 
productive,    the    more    economically  viable   kinds    of 
development  that   can   take   place    in   the    areas    where 
development  should   take   place. 


EXCERPTS  FROM  BUREAU  GUIDES  FOR 
PREPARATION  OF  OPEN  SPACE  STUDIES 

Description   of   Tasks    Involved.      All    Bureau   activities 
are   involved   in    and   concerned    with   environment  pro- 
tection   and   enhancement,    in   its    largest   sense.       This 
includes  : 


*    Issues    and   Options   Developed   as    a   portion   of  the 
California    State   Development   Plan. 
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1.  The   preservation    and    enhancement  of 

a.  open    space 

b.  natural   beauty 

c.  rare   and    endangered   ecosystems 

2.  Prevention   of 

a .  air   pollution 

b.  water   pollution 

c  .       pollution   by   noise 

d.  land   pollution   by    solid    "wastes 

Open    space   is   the    spaciousness    of  our    environment 
--    the    ability   to    see,    move    and    appreciate   the    envir- 
onment  -without  undue    distraction   and   limitation   -- 
either    physical,    visual   or   audio. 

Natural    beauty   is    the    existing   and   usually   undisturbed 
beauty   of  our   natural    environment.      While   there    are 
some    agreed  upon    standards   for   natural    beauty,    it  is 
usually   definable    with   precision   only   in   the    eye   of  the 
beholder . 

Rare    and    endangered    ecosystem    remnants    are   those 
combinations    of  plant   and   animal   life    which    are   dis- 
appearing  and    which    should   be   preserved   for   historical 
and   research   purposes. 

Open    Space.       The   purpose   of  this    section   in   the 
Bureau   of   Land   Management   manual   dealing    with   the 
Unit   Resource  Analysis   is   to    establish   a   basic   open 
space   framework   from    which    successive    refinements 
can   provide   guidelines   to    assignment  of  land   use. 

1.       Source   of  Data: 

a.       Current  Land  Use,    local   planning   and    zoning, 
withdrawals    (District  Management   Profile). 
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b.  Planning   Unit   Base   Map. 

c.  Less   than   fee   transactions,    leases    and   per- 
mits   (Land    Office   records    -    status    plats    and 
case   files)  . 

d.  Physical    Profile    (Step    II    of  Unit   Resource 
Analysis)  . 

Prepare    Overlay 

a.       Fixed   Open    Space    Elements.       These   are 
both  natural    and   man    made    elements   having 
open   space    qualities    'which: 

(1)  are    committed   to    open    space   use   by 
some    measure   of  legal    commitment   such 
as    scenic    easement,    right-of-way,    class- 
ification,   zoning,    etc. 

(2)  by   nature    are    open   space    and   have 
natural    characteristics    which    are   in- 
flexible   and   preclude   building   upon    such 
as    water   bodies    and   major    water    courses 

Portray   these    Fixed    Elements    on   the   overlay 
by    color    shading  using   the   following   major 
open   space    classification    categories. 

Corridor    Open    Space   includes : 

Rights-  of-Way 

Landing   Spaces 

Scenic    and    Environmental    Corridors 
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Green    Open   Space   includes : 

Wilderness   Areas 

Protected  Areas 

Natural   Areas 

Urban   Park   Areas 

Developed   recreation    sites    and   areas 

National    and    State    Parks,    Forests, 

Monuments    and   Historic    Sites 
Wildlife   Refuges    and   Game    Ranges 

Utility   Open   Space    includes : 

Resource    Production   Lands 
Flood   Control   and   Drainage 
Zoned  Agricultural   Lands 
Urban  Utility    Spaces 
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PLANNING   PROCESS 


PLANNING   PROCESS 

The   planning   process    includes,    but  is   not  limited   to, 
the    contents   of  the   folio-wing   outline: 

--    Research 

--   Analysis 

--    Projection   of  past  and   present  conditions 

--    Establishing   goals    and   objectives    --    a   planning 

philosophy 
--    Concepts    of  future   needs,    desires    and 

potentials 
--    Adoption   of  Plans    and   programs 
--    Development  of  activity   policies: 
Short  term    (1-5   years) 
Medium    range    (5-20   years) 
Long   range    (indefinite) 
--    Implementation 

Planning,    programing 
Construction 
Maintenance 

Conservation    -    disposal    -    exchange 
Management 
Activities 

RESEARCH    PROCESS 

Planning   must  be   based  on   research   -which    identifies 
what  the    problems    and   opportunities    are    -within  the 
area   to    be   planned. 

Planning    must  take   into    account  the   regional  factors 
existing   in   the   area   about  the    planned   entity. 

Not   all    communities    or   planning   units    have   to    be    alike, 
there    must  be   a    seeking  for    the   identity   of   each.      This 
identity    should   be    based   on   real   or   potential   values. 
Many   ideas    leading   to    potential   values    can   be    created 
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from    the   fertile   brains    of  planners,    developers,    legis- 
lators,   businessmen    and   the    general   public.       Thus, 
new    concepts    and   innovations    can,    in   themselves, 
become   precious    resources. 

Planning    must    utilize    all   of  the    gifts    of  modern   tech- 
nology,   but  it  should   not  try   to    substitute   technology 
for   the    ability   of  the   human    brain   to   reason    in   terms 
of  human   values,    principles    and   ideals.       Technology 
must  help,    it  should   not  become    our   master. 

Planning    must,    thus,    be   more    than   a   technical   pro- 
cess.      It   must  involve   the   use   of  human    imagination 
and   intuition.       In   looking  to    the   future    many   things 
that   appear   highly   desirable,    can   be   identified   and 
ultimately    secured,    even    "when   there    are   no   visible 
means    at  the   present  to    secure   them. 

Planning   must  involve   more    coordination   between   our 
cities,     -within   our    counties,    within   our    state    and    within 
our   nation.      We    must  find   some    means    of   cooperation 
that   will   permit  all    communities    to    retain   their   identity 
without  having   chaotic    interrelationships    that  frustrate 
and,    in    the    end,    adversely   affect  local    communities, 
our   state    and  nation. 

Planning,    while   it   continues   to    deal   largely    with   pre- 
paring  programs   for   development  and   use,    must   ex- 
tend  its    position   to    become    more    conservation   minded. 
We    must  find   a    way   to    make    clear   the   fact  that  the 
land   is    a    resource   upon    which    people    depend  for    their 
continued    existence    as    a   species.       It   must   be    care- 
fully husbanded,    used   with   discretion   and   passed   on 
to   future   generations    in   a   state    that   will    su  stain   life 
and   provide   for   the    amenities    that  human    beings    seem 
to   need    and   desire. 
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THE  ANALYSIS  OF  RESEARCH 


The   knowledge   of   all   of  the    existing   conditions    and 
advantages    of  the   land    within    a   planning   unit  has    many- 
purposes    and  values.       Information   on    resources, 
their    extent,    and   the    opportunities   that  are    available 
for   their   utilization   represent  important  inputs    to    man- 
agement  as    well    as    planning.       In    addition,    this    infor- 
mation  prepares    the   frame   of   reference   for   future 
decision    as    to   the    most  appropriate   types    of  land   use 
and  those   that  should   be   associated   with   them . 

The   initial   planning   effort  should   involve   definitive 
studies    to    describe    the    external    boundaries    of  the 
planning   unit  itself,    including   an    adequate   description 
indicating    why   a   given    configuration   has    been   given 
to    each    specific    planning   unit.       If,    in   the    course    of 
the   research,    it   appears    that  there   are    cohesive   use 
relationships    with   areas   outside    of  the   original   unit 
boundary    established   on   the    map,    the    map    should   be 
modified    even   though   the   physical   definitions    may   in- 
dicate  that  the   land   is    geographically   or    topographically 
more    closely   associated   with   other   land   use   planning 
units,    since   the    management  of   a   resource    may   be 
far   more    important  than  the   physical    separations    which 
divided   the   land   into    the   original   elements.       This    may 
be   illustrated   again,    quoting   the    Handbook   of   Techni- 
cal   Guides,     "the   resource    analysis    is    organized   by 
resource    category    and    will   require   cross    coordination. 
For    example    a    watershed   opportunity   may   require    a 
land   acquisition.       This    should   be   noted   in   both   sect- 
ions,   with   the   action   proposed   fully   specified   in  the 
action   section,     (e.g.,    land   acquisition   in   lands,    road 
requirement  in   roads,    etc.)". 
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Securing   Information 

A  great  deal   of  the   necessary   information    "will   be 
found   in   the   district  office.       Additional    information 
should   be    secured   from    the    many   organizations    within 
the   district  that  are    concerned    with   any    and   all 
phases    of   activity   that  might   effect  the   use    or    activities 
on   public    land  under   the   jurisdiction   of  the    Bureau   of 
Land   Management  or   land   intimately   related   to    it. 
There    would   also    be    a   considerable    supply   of  infor- 
mation  in   other   federal   offices    concerned    with   other 
aspects    of  the   use    and   regulation   of  public    land. 
Since   the   unit  resource   analysis    does   not,    at  this 
time,    involve   a   classification   of  the   primary,    secon- 
dary  or   tertiary   importance   of  the   various    activities 
going   on   the   land,    the    data    should   be   indexed,    filed 
and   platted    quantitatively   by   location   to    determine    what 
relationships    exist  and    where   overlaps    are    to   be   found. 
Once   this    data  has    been   platted   on.   the    overlays    it 
■would   be    important  to    the   district  office    and   the    Bureau 
as    a    whole   to    identify    -which   of  the    several   uses   have 
a   more    important   social   and    economic    characteristic 
in   terms    of  the   general    welfare.       Certainly,    in   making 
future   land   use   decisions,    this    type   of  rating   could   be 
a   valuable    asset  in   determining    whether    to    extend   or 
to    limit   the   operations    of  certain   uses   on   federal   land. 
For    example,    a   proposed  use    might  have    a    serious 
effect  on    one   type    of   existing   land  use    and   not  on 
others.       The   relative   degree   of  the    effect  of  a   pro- 
posed  new    use    should   then    also    be   possible    to   deter- 
mine . 

Lack    of   Information 

In   some    areas   the    resource    analysis    will   show    that 
inadequate    data   exists    to    determine   the    extent  of   activi- 
ties  or    resources.       In   these    instances    the   need  for 
information    should   be    defined   and   the    possible    methods 
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of  obtaining   the   data   in   adequate   form    should   be    speci- 
fied  in   order   to    secure    authorization  for    additional 
research   if  it  is    determined   by   the    State    Director 
that  this    information    is    essential   to    the    coordinated 
program    of  land   use    management.       In    all   areas   of 
the   resource    analysis    the   agencies   involved   -with   the 
use,    regulation   or    conservation   of  these    resources 
should   be   identified    and   the    input   should   be   listed   and 
credited   to    the    contributing   agency.      Where   possible, 
an   interagency   committee    should   be    established  to    deal 
with   specific   resources,    to   thus    bring   together   the 
specialists    or   the    officials    concerned   "with   that  resource, 
for   purposes   of   securing   and   coordinating   the    informa- 
tion  and   data   that  they    are    specifically   concerned    with. 
Cooperative    efforts    in    securing   additional   data   will    be 
improved   through   this    type    of   committee   organization. 
In  the    platting  of  information    concerning   any   of  the 
resources,    the    broad   designation    should   be    established 
first  and   the    details    on  habitat  and   the   location   of   con- 
centrations   of  activity    should   be   then   established   within 
the   broadly   defined   area.       The    securing   of   the   detailed 
information    would   then    depend   on   the    resources    and 
manpower    available   to    approach   this    on    a   priority 
basis,    determining   the   finer    information    as   need   arises. 

Where    to    Begin  Work 

In   planning   studies    dealing    with   as    many    elements    as 
are    involved   in   the    activities    in   the    Bureau   of  Land 
Management  there    is    always    a    concern    with   the   priority 
of   work.       The   decision   on    where   to   begin    should   be 
established   by  the    State   Director   based   on   his    close 
working   relationship    with   each    specific    district  office. 
In    some    areas   the    primary    concern    will   be    with   the 
protection   of  the    desert   environment,    in    another   the 
protection   and   sale   of  timber   resources,    or    in   another, 
the    protection    and    control    of    wildlife    resources.       To 
begin   a   unit  resource    analysis    by   going   in   all   directions 
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and   covering   all   of  the    elements    listed   in   the    guide 
would   take    a   considerable    amount  of  time    and   might 
cause   the    loss   of   control  over    a   valuable    resource 
in  the    process.       It   is,    therefore,    recommended   as 
a  first   effort  in   the    resource    analysis   that  the    State 
Director    determine    the    most   important  resource   in   a 
given   planning   unit   and   request  that  information   and 
data   on   that  resource   be    secured  first.       After    com- 
pleting  this    part  of   the    study   or    on   bringing   it  to    a 
reasonable   level   of   completion,    the   other    elements    of 
the    multiple    activities    •within   the    given   planning  unit 
should   be    indicated.       In    mapping,    all    conflicts    within 
any   given   planning   area   should   be   identified   especially 
where   these    conflicts    are    important  or   have    a   major 
effect  on    the   potential   for   the   development  of  the    major 
resources    of  the    area.       These    conflicts    should   be 
listed   in   detail   in   order   to    analyze   them    and   determine 
what   can    be   done    to    make   them    less    obnoxious   or   to 
decide    what  must  be    done   to    eliminate   them .       This 
would,    of   course,    include   the    location   of   all    illegal 
occupancies   on   public    land.       Along   with   this    data 
there    should   be  a  tabulation    identifying   the    actions   that 
are    either   being   taken   or    which    will   be    taken    within 
specified   time   limits.       The    mapping   recommended   in 
the   technical   guide   for   unit  resource    analysis    anticipates 
a   separate   overlay   for   the   various    multiples    of  differ- 
ent kinds    of  land   use.       The    conflicts    involving   special- 
ized  elements    revealed   on   the    overlays    should   also    be 
identified   and   classified   on   these    overlays. 

Wherever   possible,    aerial   photography    should   be   used 
to    supplement  the    maps   that   are    available    in   the    Bur- 
eau,   to    assist  in   determining   more    specifically   the   loca- 
tion   and    characteristics    of  the   land   and   uses    within 
each   of  the   various    planning   units.      Wherever   possible, 
a   transparency   of  the    aerial    photography    might  be 
secured   at  the    same    scale    as    the   U.S.G.S.    to    over- 
lay  the   U.S.G.S.    map   and    provide   a    more   definitive 
identification   to   the    characteristics   of  the    land    within 
the   planning   unit. 
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PHILOSOPHY  OF  PLANNING  FOR  THE  USE 
OF  PUBLIC  LAND 

Planning  for   the   use   of  public    land   should   take   the 
same    approach   as    that  employed   by   any   large   private 
corporation   for    land   under    its    control.       This    planning 
must  be    based   on    a   full   understanding   of  the   potential 
of   all    land    subject   to    management.       (Each    district   is, 
in   a   sense,    a   subsidiary   of  the    public    corporate   body 
--    the   federal   government.  )       The   development  and 
use   of  the   land   should,    based   upon   this   understanding 
of  potential    (the   Unit   Land   Use    Plan)  ,    be    governed 
by   the   need   and   the    profit    (benefits)    to    be   derived   by 
the    stockholders    (general   public). 

Long    Range   Determinations    and    Short  Range   Decisions 

All    short  range   determinations    should   be    made    with 
the   long   range   effects    of  the   decision   in    mind.    Where 
an   immediate   use    can    effectively   reduce   or   destroy 
the   potentials   for    long   range    benefits,    it   would   be    best 
to    withhold   approval    even   if  it  means    loss    of  immed- 
iate  financial   gains.      Where      short  term    deviations 
can   be    made    with    an   understanding  that  the   use   is 
for   a   limited   period,    or    where   the   use    can    be    ad- 
justed  by    careful    regulation   of  the    extent  of  the   opera- 
tion   and    the    manner    in    which    the    operation    is    to    be 
conducted,    there    can    be   flexibility   in   allowing   it.       If, 
in   granting   the   right  to   use   land   for    a   specific    pur- 
pose   causes    the    Bureau  to    lose    control   over   the    bene- 
ficial  use    of   adjacent   land,    there    should    be    no    question 
as    to    the    recommendation   of   denial. 

Only   by   having   a   plan    with   long   range   goals    and   ob- 
jectives   will   it  be    possible   for   the    Bureau   to    deter- 
mine  the    compatibility   of  proposed   uses    of  the   public 
domain.       The    long    range    plan    is    the    Land   Use    Plan 
for    the    Planning   Unit   as    proposed    in    the    Bureau 
Manual . 
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Land   Use    Decisions    in  Areas    Classified   for   Multiple 
Use 

The    multiple   use    areas    provided  for   in   the    Bureau 
classification    system    is    much   like   the    "cumulative 
zoning   system"    used   in   most  urban   areas.       A  num- 
ber  of  uses    are   declared  to    be    compatible    and   are 
thus    grouped   in   a    "zone".       Usually   the    most  intensive 
use   is    the    criteria   for    evaluating    which   of  the   lesser 
uses    are   to   be    permitted.       It   is    becoming   apparent 
in   many   urban   areas   that  this    cumulative    approach 
has    many    weaknesses,    especially   -where    activity   type 
lines    are    crossed    (permitting   residential    uses   in   com- 
mercial  or   industrial    areas,    especially   since    it  is    con- 
sidered   poor    planning   to    permit   the    reversal    of   these 
relationships)  . 

It  may   follow,    therefore,    that   within   the    broad   classi- 
fication  of  land  for    multiple   use    that  there    will   be   the 
need   to    define    areas   for    single    use   and    at   the   same 
time   carefully   arranging  the    surrounding   uses    in   ap- 
propriate   relationship   to   the   benefit  of  both   the    "mul- 
tiple  use"    areas    and   the   single    use   component. 

RECONNAISSANCE 

As    a   preliminary   to    the   preparation   of   planning   studies, 
a    map    should   be   prepared   for    each   Planning  Unit 
which    summarizes    the    resources    and   potentials   that 
the   Resource   Analysis    and  knowledge    introduced   by 
Bureau   personnel   for    each    portion   of  the   Units.       In 
this   process,    every   possibility   of  the    area    should   be 
identified    and   descriptive   material    should   be   developed 
which   indicates    an    evaluation   of  the   advantages,    con- 
straints   and   preliminary   prerequisites   for    the   develop- 
ment of  the   feature    indicated   on    the   planned   purpose. 
This    study   need   not  be   in   detail    since   it   is    intended 
mainly    to    focus    on    ideas    and   innovations    that   will   be 
further    studied   in   the    "conceptual    plans    and   alternatives" 
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which   -will   form    the    preliminaries   to   the   Land  Use 
Plan   for   the   Unit. 

The    map    should   be    simple   in   form    indicating  only   the 
general   location   of  the   feature,     without  in    any    way, 
trying   to    finalize   boundaries    or   to   fully   describe   the 
complex   of  uses   that   are   to    be    anticipated. 

Special    attention    should  be    given,    however,    in   the 
descriptive   material    to    indicate   the   means    of   access 
available    to   the   feature   or    which    would   have   to    be 
constructed   if  the    proposed    elements    are   to   become 
a   reality.       The   descriptive   material   should   also    con- 
tain  a   description   outline   of  the    social    and    economic 
need  for   facilities    of  the   type    anticipated   and   the   rela- 
tionship  that  they    will   have   to    the    people   to    be    served, 
both  now    and   in   the   future. 

The    reconnaissance    survey   should   become    more   than 
a   restatement  of  the    land  use    and   resource   inventory, 
it   should   look   to    the   potentials    of  the   land    within  the 
unit.       In   the    studies    that  follow,    each   of  these   poten- 
tials   should   be    examined   to    determine   its   value   in   the 
overall   resource   development   and   management  program 

THE  LAND  USE  INVENTORY  AND  ANALYSIS 
(RESOURCE  ANALYSIS) 

The   basis   for    all   planning   must  rest  in   full    and   com- 
plete  knowledge   of  the    area   to    be   planned,    the   re- 
sources   that  lie   on,    in   or   under   the   land   or    water 
and  the   known   or   presumed   potentials   of  these   re- 
sources.      In   addition,    there    must  be    a    social   and 
economic   value    system ,    to    assist  in   determining  the 
strategy   for   the    conservation,    development,    utilization 
and   management  of  these   resources.       The    Resource 
Analysis    prepared   by   the    Bureau  provides    some   of 
the   basic    inventory   data   on   its   land   and   the    present 
and  future   use.       Knowledge    of  the   development   and 
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usage   of  non    Bureau   land   is    also    an   important  part 
of  the   basis   for    planning,    for    it  is   only   through  the 
understanding  of  the    relationships   bet-ween   public    and 
private   land  that  the    impact,    beneficial    or    otherwise, 
of  various   uses   or    activities    can   be   determined.       The 
coordination   of   Bureau  policies    with  those   of  other 
public    agencies   in    matters    of  land   management  is    most 
important  and   its   value    cannot  be   overestimated. 

Establish   a   Mapping    System 

1 .  The    Survey    Basis   for   the    Inventory 

Field   investigation,    use   of   aerial   photographs, 
use    of  U.S.G.S.    maps    and   the    cadastral   maps 
of  the    Bureau   are   all   valuable   for    platting  data 
secured  from    the   land   use    survey   that  is   basic 
to    the    inventory.       In   the    research   there    must 
be    an   identification   of   both   the   location    and   extent 
of  the    use    (or    potential)    as    well    as    an   under- 
standing of  the   use   itself   and   the   impact  or   rela- 
tionship  between   one   use    and   other   uses    or   po- 
tential  uses.      Where   field   personnel    cannot   clearly 
determine   a    specific   use,    it   should   be   described 
in   text  for    later    decision   by    more    experienced 
staff  members. 

2 .  Recording    Research   Findings 

There    must  be    a    system    of   maps   for    the   record- 
ing  and   maintaining   the   land   use    inventory   research 
findings.       The   nature   of  the   land   use    and   the 
"fineness"    of  the    division   of  uses    should   become 
the    main  factors    in   determining   the    scale   of  the 
map.       Showing   broad   areas    in    wilderness   or 
grazing   land,     with   no    attempts   to    indicate   acces- 
sory  uses    would   permit   a    relatively   broad   brush 
approach   and   the    scale   of   the    map    would   reflect 
this.       If,    however,    there   is    a   mix   of  uses,    and 
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the   delineation   of  the  various    elements   becomes 
important  in   understanding   the   relationships   be- 
tween  uses,    then   the    scale   must  become   larger, 
large    enough   to    show   the   uses,    the    amount  of 
land   they  occupy   and   be    capable   of   measurement 
to    determine   the    quantitative    aspects    of  the   inven- 
tory. 

LAND  AND  ITS  USE  --  PHYSICAL  FEATURES 

1.  Identification   of  form    of  the   land    (mountainous, 
hilly,    flat.) 

2.  Identification   of  the    cover    (forest,    brush,    grass, 
desert,    "water)  . 

3.  Identification   of   climatic    conditions    and   rainfall. 
l+.      Identification   of   available   utilities    and  facilities. 

5.  Identification   of   existing   roads,    highways    and 
other    means   of   access. 

6.  Identification   of  ownership   patterns. 

7.  Identification   of  other    ecological   features. 

These    physical  features    can    be    inventoried   through 
the   use   of  transparent  overlays   to    be   placed   over   the 
base   maps.       By   depicting   each   one   of  these   features 
on   an   overlay   a    complete   picture   of  the    area   can    be 
obtained   by    combining   these   overlays.       This    "will   be 
a   great  aid   in   developing  the   plan   itself. 
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METHOD    OF   ANALYSIS 

Considerable  knowledge   about  the   use   of  land   can    be 
derived   through   the    Resource   Analysis    supplemented 
by  the    experience    gained   in   the    local   area   by   persons 
skilled   in    working    with   specific    types   of   activities. 
Since   land   may   be   used  for    many   purposes,    it  follows 
that  there    may   have    to    be    input  from   numerous   per- 
sons   whose   understanding   of  the   local    situation   pre- 
pares   them    to    provide    sound    evaluations    and   recom- 
mendations.      Thus,    in   codifying   land  for    mineral   re- 
sources,   experienced   mineralogists,    using   records 
of  explorations,    would   be    essential   to   the    realistic 
definition   of  the   land   as    belonging   in   the    "mining"    cate- 
gory.      Likewise,    grazing   lands    can   best   be   identified 
by   specialists   in    agriculture    and    soil    qualities.       Clim- 
atologists    might  also    be   required   to    assist  in   deter- 
mining   where   atmospheric    conditions    are    conducive 
to   the   growth   of  grass    and   other    animal   food. 

Urban   Uses 

In   approaching   the    identification   of  land   that   is   needed 
for   urban   purposes,    the   availability   of  the    land   is   only 
one   factor.       If   access,    utilities,    public    services    and 
other   factors    in   development   are    absent,    or    if  the    soil 
conditions,    flood   hazards   or   danger   from    fire   are 
great,    or   the    slope    of  the   land   is    too    steep   or   danger 
of  slides    exist,    the    land,    though   available,    is   not  po- 
tentially  usable   for   urban   purposes.      Wind   directions 
and   conditions,    drifting   sand,    lack    of   sanitary  facilities, 
are    additional   important   considerations.       Some   of 
these   factors    can    be    resolved   by   financial    investments 
by   the    land   developer   or   the    communities    within    which 
the   land   lies.       The   financial    capacities    of   either   or 
both   types    of  interested   party    may   therefore    also    limit 
the   appropriateness    of   a   designation   of  land   as    "Po- 
tentially  urban".       Being   available    but    "too   far   out"    may 
restrict  use,    especially   if  the    cost  of  the   land    will   not 
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permit  the  investments  in  improvements  to  add  up  to 
a  marketable  lot  in  a  competitive  market.  The  rate 
of  growth,  the  absence  of  places  of  employment  and 
many  other  factors  may  indicate  that  growth  -will  not 
appear  in  the  reasonably  immediate  future.  Sub- 
standard or  blighted  conditions,  -will  also  deflect  growth 
to   other    more   favorably   rated   areas. 

The    Process   of  Identification 


The   Inventory   identifies   the   use    of  all   land   by   its 
primary   or    predominant  function.       If  a   block   of  land 
is   used   for    more    than   one   purpose,    the    area   should, 
insofar    as    possible,    be   divided   into    sub-parcels,    re- 
lating  the    identification   of   each    element  to    its   dominant 
use.      Where   uses    are   overlapping,    there    should   be 
a   coding   to    describe   the   multiplicity   of  uses,    stressing 
the   dominant  use    by    appropriate    symbol. 

Dominant  Use    Categories: 

Domestic   livestock    grazing. 

Fish    and   wildlife    development  and   utilization. 

Industrial   development    (where    compatible). 

Mineral   production. 

Occupancy. 

Outdoor   recreation. 

Timber   production. 

Watershed   protection. 

Wilderness    preservation. 

Preservation    of   public   values   by   retention. 

Scenic    areas. 

Socially   significant   areas. 

Potential   urban   uses    (residential,    commercial, 
etc .  ) 

In   addition   to   the    definitions   listed   above,    there   are 
many    sub    groupings    of  secondary   or   tertiary   uses 
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that  are   related   to    and   a   part  of  the   broad   categories. 
These    may   be   identified  by   the   use   of  the   following 
example : 

Outdoor    Recreation 

Primary   use: 

Camping   and   picnic    areas. 
Boating,    fishing,    skiing,    etc. 

Secondary   use: 

Boat  rental. 

Commercial    establishments   limited   to    services 

related   to    primary   use. 
Motel   in   commercial    complex. 
Ski   tows    and   chalets. 
Automobile   parking   and    service. 

Uses    Subject  to    Conditional    Permit: 

Certain     unlisted  uses    deemed    essential   to    the 
primary  functions   of  the    area   but   which   are 
not  permitted   by   right. 

Prohibited  Uses: 

Any   and    all   uses   not   specifically   listed   or 
approved   by    Conditional   Permit. 

Broad   Definition   by    Topography,    Soils,    Flood   Danger, 
etc . 

Land    can    be    categorized   into    broad   groupings    where 
certain   physical   features    may    require    conditions   that 
can   improve    relationships    with   the   use   of   other   types 
of  land. 
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Mountainous    lands. 

Desert  land. 

Flood   plain   and   tributary    streams. 

Timber   land. 

Urbanizing   land. 

Suburban   land    subject  to   future  urbanizations. 

Rural   or   agricultural   lands,    including   grazing 

areas . 
Soil   types. 

Grouping    Related   to   Access 

Land   open   to   use   by   available   high-ways    or   roads 
(classify   roads). 

Land   that   can   be    put  to   beneficial   use   by   the   installa- 
tion  of  new    roads. 

Land   that   should   be   provided   only   primitive   forms    of 
access    (trails   for   hiking   or    equestrian)  . 

Category   of  Areas    by   Management   Potential 

Areas    can   also    be    identified   by   their    importance   from 
a   managerial   standpoint,    indicating    where    public    policy 
requires    the    employment  of  the   limited   Bureau  of   Land 
Management  personnel   based   on    public    pressures   or 
due   to    emergencies. 

This    category    would   include: 

Primary   managerial   activities,    addressed   to    meet- 
ing  urgent  use    problems    and   the   preservation    of 
the    basic   resources   in   land,    water    and   the   pro- 
ducts   contained   therein. 

Secondary  managerial  activities  gearing  up  to 
meet  the  long  range  interests  of  the  nation  in 
lands   held   in   the   public    domain. 

-57- 


Third,    the    managerial   efforts    in   identifying  land 
and    activities    that   can   be   deferred   or    must  be 
deferred  for   future    evaluation   and   action. 

Definitions 

In   order    to    inventory,    code   or    plan   land   use   it  is 
most  important  to    establish   a    system    of   definitions 
that   can    be    universally   accepted   by   all   parties   to    the 
process.       Since   definitions    sometimes    relate   to   the 
approach   taken   in   dealing   -with   land   and   its    use,    it 
is   essential   that  the   definitions    be   reviewed   by   the 
BLM    staff  to    determine   how    they    will   apply   to   the 
Bureau   and   to   the   operations   that  it  performs.      Addi- 
tional  definitions    are    provided   in   the    appendix. 

It  is   not   considered   good   practice   to    include   regula- 
tions   or    constraints    in   definitions,    although,    in   defining 
either   use   or    activity,    standards    are    sometimes    added 
to    clarify   the   intent  of  the   definitions.       In   dealing    with 
each   of   the   uses   defined,    however,    both   regulations 
and   constraints    are    essential,    especially    where   re- 
sources   of  one    sort  or    another    are   to    be    protected 
against  land   abuse. 

Basic    Definitions 

In   the    definitions   there    are    those   that   are   basic.    This 
would   include   those    overall   breakdowns    of  use   by 
"gross"    categories.       This    would,    in   general,    include: 

Open   land    (mountainous    areas,    preserves,    des- 
ert,   etc .  ) 

Used   land    (any   land   anywhere    which   involves 
one    type   of  use    or    a   multiplicity   of  uses). 
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Open   land   could   be   defined   as   that  land    -which   is    being 
conserved   and   upon    which   there    are    either   no   uses 
or   only   very   limited   uses. 

In  the    open   land   definitions    we    would  find    many    sub 
classifications   of  use,    such   as: 

Scenic   historical   values 

Mining 

Recreation 

Grazing 

Timber 

Agriculture 

Flood    control 

Wildlife   propagation   and   preservation 

Used  lands  would  be  those  total  areas  or  those  por- 
tions of  open  areas  which  are  being  used  for  one  or 
more    purposes. 

Thus,     within   open    areas   there    may   be,    in    specific 
locations,    spots    of   land   that   contain   uses    such   as: 

Agriculture ,    the    growing   of   crops    or   the   grazing 
of  livestock 

Storage   of  feed,    fertilizer 
Manufacture    of   silage  ,    etc  . 

Timber ,    the    growing,    cutting,    moving   of  timber 
and   its    byproducts 

The   cutting,    sawing   and   preliminary   forming 

of  lumber 
The   manufacture   of   timber   byproducts 
The   burning   of  slash    and  other    waste 

materials 
The   treatment  of  lumber    in   preparation   of 

shipment  to    market 
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Mining,    the    exploration,    or   removal    of  minerals 
including   sand   and   gravel 

The   preliminary   grading   and  treatment   and 

processing   of  ores    and   other    minerals 
The   manufacturing   of  mineral   products 

Recreation ,    the   use   of  areas   for    outdoor 
recreation 

The   development  of   camp   sites    and   picnic 

areas 
The    identification   of  boat  launching   and 

repair    areas 
The    sale   of   commercial    products    required 

by   persons    involved   in   recreational 

activities . 

PREPARING    THE    INVENTORY    OF    EXISTING 
LAND    USE 

Sources 


This   basic   land   use    information   may   be    collected   from 
several   different   sources. 

1 .  One    of  the    best   sources    will    be   the    Land   Use 
inventory  of  the    counties,    if   such   an    inventory 
exists.       This    data   may   not,    however,    extend 
into    rural,    desert  or   mountainous    areas    where 
much   of  the    BLM    lands    are   located.       It   may, 
therefore,    be   necessary   for   the    District  Manager 
to    prepare   his    own   studies. 

2.  By    a    combination   of   aerial    photographs,    photo- 
gram  etry   and   knowledge   of  the    area   by   the    BLM. 
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3-       By  field   reconnaissance   to    check   out  those 

areas    which   are   not  definable   from    otherwise 
available   data. 

FORM    OF    INVENTORY 

The    inventory   includes   both    mapping   and   the    quantita- 
tive   analysis   of  all    land  uses.       The    quantitative   break- 
down   should   be    as    accurate     as   is   necessary   to    satis- 
fy  the   purposes   of  the    work.       In   some    instances    it 
will   be   in   acres,    in   others    in    square    miles,    depending 
on    whether   the   uses    are   urban,    rural    or    wilderness. 
Within   a    given   type   of  land   use    area   the    standards 
used   should   be    consistently    employed. 

In   preparing  the    inventory   the    records    should   show 
the   best  description   of  the   uses    or    activities   on  the 
land.       If   a    clear    set  of  definitions    can   be    arrived    at 
prior   to    the    survey  ,    symbols    may   be   used   to    indicate 
the   general    categories    of  use.       If  not,    the    specific 
use   should   be    written   on   the    map,    to    be   later   inter- 
preted  into    appropriate    classifications   by   trained    staff. 

The   Development  of   Symbols   for   Mapping   and   a   Cod- 
ing  System    for   Analytical    Studies    by   EDP .       Systems 
have   been   developed   by   the    Bureau   and   by   other 
agencies    concerned    with   the    classification    and   analysis 
of  land   use.       These    systems    should   be    examined   to 
determine   their    appropriateness   to    meet  the    several 
requirements   of  the    Bureau. 

Approach    to    a   Land    Coding    System 

In    preparing    studies    for   local    areas    (counties    or 
cities)    the    system    of  land   use    coding  utilized    will   re- 
flect the    size   and  nature   of  the    community   involved. 
The   range    of   elements   in  the    coding   system    will   take 
the   following  form  : 
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For    Counties    (the   largest  political    entity   in   the    state 
involved   in   planning  for   the   public    and   private   uses    of 
land.  )      A   county    will    often    contain   a    wide   variety   of 
planning   environments    including    mountains,    desert, 
flood   plains,    agricultural   areas,    urbanizing   areas    and 
urban   areas.       The   following    coding   is    usually   applied 
to   these    different   situations : 

Mountainous    areas .       Open   land   uses    with   large   lot 
sizes,    low    population   densities    in   the    overall    while 
permitting   urban   development  in    certain   areas    where 
the   land,    access,    utilities    and   public   facilities   for   pro- 
tecting  the    health,    safety   and   general    welfare    are 
available.       Thus    the    San    Bernardino    mountains    would 
be   generally   classified    as   open,     with   specific   locations 
planned  for   urban   or    su  burban   development. 

Urban   areas.      Within   urban    and   suburban   locations, 
"urban   types"    of  planning   and    zoning    would   be   applied, 
and   in   general,    unless    specifically   approved,    all   de- 
velopment in   other    areas    would   be   by    special   permit. 

In   establishing   standards   for   urban   types    of   develop- 
ment,   the   location,    gradient  of  land,    type    of  access 
and  the    compatibility   of  the   urban   uses    with   the   prim- 
ary values    of  the    land   as   open    space    would   have   to 
be    evaluated. 

Resource   Analysis    as    Basis   for    Coding 

The   resources    analysis   is    in   fact  the    inventory   and 
coding   of  land  use    of   all   land   under    BLM    ownership 
and   control.       This    research   and    analysis    of  the    land 
is   basic    to    all   planning   and    management,    both   present 
and  future.       In   the    resource    analysis    the     methodology 
employed   by    cities    and   counties    should   be   investigated 
to   determine    which,    if   any,    are   valid  for    Bureau 
usage. 
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Use    and   Potential 

In   developing  the    resource    analysis   there    should   be 
a    sharp   differentiation   between   use   and   potential   use 
in   order    to    prepare    the   inventory   for   b  oth    existing 
and  future   uses.      While   the   potential   of  land  for    cer- 
tain  uses    constitutes    a   resource,    the   land   use   inven- 
tory  portion    should   distinguish    such   areas    so    that 
they     can   be    evaluated   in  terms    of  their    surroundings 
but  not   confuse   the    inventory    with   a    "plan"    for   future 
land   use.       As    a   matter   of   sound   planning   practice, 
the   potentials  for   future   development   which   relate   to 
physical   features    of  the   landscape    and   those    man    made 
features    either    existing  or   proposed   should   be   on 
separate    maps   or   overlays,    to    permit   study   of  the 
adjustments    essential   to    accommodate   them    with   exist- 
ing uses    in   a   compatible    manner. 
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UNIT  RESOURCE  ANALYSIS 

The   purpose   of   section   1605.1-A-   is   to    establish 
standard    Bureau   procedures   for   preparation   of  re- 
source   analyses    and   to   provide   for   long   term    improve- 
ment in   these   analyses   through    continuous    maintenance 
and   periodic    review    and   revision.       The   Unit   Resource 
Analysis    is   used   to    assemble    and   analyze    resource 
data   needed  for   land   use   planning   and   to    a   degree 
for    activity   planning.       If  there    is    a    question    whether 
data   is    or    is   not  needed,    and   it  is    available,    it  should 
be   included. 

A.  Objectives .       To    provide: 

1.       A   summary   inventory    of   available    resource 
and   land   use   information   for   the    Planning 
Unit,    including   relevant  background   informa- 
tion  and   consideration   of  data   adequacy.       It 
is    comprehensive    in   the    sense   that   all   re- 
sources   are    considered. 

a.  An    analysis    by   individual    resources    of 
current  production,    use,    condition,    and 
trend. 

b.  A   record  of   identified   resource   capabili- 
ty  and   opportunities   to    increase   product- 
ion   and   use   or    improve    conditions   through 
management  and   development. 

B.  Authority.       See    authority    set  forth    in    BLM 
Manual    1601 . 

C.  Responsibilities .       District  Managers    are   respon- 
sible  for   preparation,    maintenance,    and   periodic 
revision   of  unit   resource    analyses    in   their   dis- 
tricts.      In    most   cases   Area   Managers    will   pre- 
pare   the    analysis    with    technical   assistance   from 

-6k- 


appropriate    District,    State    and   Service    Center 
personnel . 

State   Directors    will   develop    appropriate   approval 
procedures . 

D .     Definitions . 

1.  Unit  resource   analysis    -   A   summary   inven- 
tory  and    analysis   of  the    current  production, 
use,    condition   and   trend   data   of  record   on 
all  natural   resources    "within   a   planning   unit. 
The    identification   of   opportunities    to    increase 
production    and   use   or    improve    conditions 
through   development. 

2.  Resources  -  For  the  purposes  of  Unit  Re- 
source Analysis  this  means  all  of  the  public 
land   physical   resources. 

3.  Resource    categories    -    A  breakdown   of  the 
resources    into    specific    categories   for   analy- 
sis   purposes    and  for    correlation    with  the 
Program    Activities   defined   in    BDM   Manual 
1603.1    (see   illustration    1   for   relationship). 

4.  Development   -    Any   approved   method  or 
technique    of   management  and/or    treatment 
which    will    improve   the   production,    use,    or 
condition   of  the   resource . 

5.  Production    -    The    measure   of  physical   pro- 
duct capacity   or    service    (output)    produced 
from    the    resource.       Output  is   usually    meas- 
ured  in   resource   product  terms    such   as 
board  feet  of  timber,    recreation   visitor   days, 
AUM's    of  forage,    etc.,    or   in   terms   of 
BDM's   final    action,    such   as    acres    sold, 
corners    established   or   re-established,    etc. 
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6.  Use   -    The    amount  of  resource    production 
actually   utilized;    as    in    5    above,    use    is   usual- 
ly   measured    in   resource   product  terms. 

7 .  Condition    -    A  term    applied  to    the    current 
"health"    of  a   resource.       It   is   usually   meas- 
ured  in   relative   terms    such   as    excellent, 
good,    poor,    fair,    bad.       For   the    purpose 

of  this    analysis    it   "will   only   apply   to   the   natur- 
al   resource    such   as    is    involved   in   timber, 
livestock   forage,    wildlife   habitat,    -watershed, 
etc  . 

8.  Trend   -    A   term    applied   to    a    base    (condition) 
or    movement   away  from    that   base.       It  is 
measured   in   relative   terms    such   as    static, 
improving   or   deteriorating.      As    in    7    above, 

it   will   only    apply   to    the   natural   resources . 

Guidelines 

1 .       Analysis    Rationale 

Unit   Resource   Analysis    is   primarily   a   pro- 
cess  for    the    assembly   of  physical    resource 
data  valuable    in   multiple   use    management  of 
resources   under   the    administration   of  the 
Bureau.       It  is   important  to   keep   in   mind 
that   it  is    not   a   plan   of  operation   and   does 
not  involve    decisions    to    implement   identified 
opportunities   for   development.       It   is   never 
complete    and   therefore   requires    continual   up- 
dating  and   posting   as    activities    progress    and 
new    information   becomes    available. 

Although    the   Area   Manager   is    primarily    re- 
sponsible  for    producing   the   analysis,    he    must 
seek   technical    assistance    whenever   necessary 
District   and    State    Office    staffs    must   supply 
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whatever   technical   assistance   is   needed   along 
with   comprehensive   technical   review    of  the 
product. 

2 .  Lands    Included 

Unit  resource    analyses    are   primarily   con- 
cerned   with   BLM    administered   lands.    How- 
ever,   because    many    interrelationships    exist 
between    BLM   lands    and   adjacent  or    inter- 
mingled  lands    in   other    ownerships,    ultimate 
management   decisions    must  frequently   be 
made   in    a   broader   frame   of  reference. 

a.  General   descriptive   portions    of  the 
analysis    (maps    and   physical    profile) 
include    all   lands    within   the    unit  bound- 
ary,   regardless    of  ownership. 

b.  Individual   resource    category   portions 
of  the    analysis    (present  situation)    in- 
clude   entire    resource    entities    or   logical 
subdivisions,    i.e.,    big   game    land   units, 
watersheds,    and   recreation    areas,    etc. 

c.  Management  and   treatment   proposals 
(  opportunities    for   development)    are 
restricted   to    BLM    lands ,    or    lands    that 
BLM    may   acquire,    but   are    to    be    coor- 
dinated   with    management  of   interdepend- 
ent  adjacent  lands. 

3 .  Continuous    Updating,    Periodic    Revision. 

Continuous    maintenance    is    required   to    assure 
that  the    analysis   does    not  become    obsolete 
and  the    initial    effort   wasted.       State    Directors 
will   develop    appropriate   review    schedules 
and   require    revisions    as    necessary. 
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Systematic    Evaluations. 

These   are    required   to    achieve    sustained   im- 
provement  and   essential    standardization.    In- 
structions,   including   participation    by  Washing- 
ton  Office,    Service    Centers    and    State    Offices, 
are    set  forth   in   BLM   Manual    1240,    Release 
1-362. 

Required    and    Optional    Features. 

Certain    minimum    standards    must  be    met  be- 
fore  a   unit   resource    analysis    can   be    consid- 
ered operational.       This    minimum    is   defined 
as    to    require    all   information    and   data   called 
for   in   the    instruction,    where    applicable,    ex- 
cept those    items    specifically   identified   as    op- 
tional . 

Format. 

Use   graphic,    tabular    and   narrative;    favor 
the   graphic    and   tabular    methods.       Use   nar- 
rative  only   to    present   supplemental    informa- 
tion  or    explain   data   that   cannot  be    adequately 
portrayed   by   the   other   two    methods.       Pre- 
scribing  these    methods    is   not   meant  to    re- 
quire  the    development  of   separate    sections; 
however,    the   graphics    (maps    and   overlays) 
will   usually   be   located    separate   from    the    re- 
mainder  of  the    analysis.       See    illustration    2 
for    a   schematic   portrayal   of  the    analysis 
steps. 

a.         Analysis    Outline    -    Present   information 
in   keeping   with   the   following   outline: 
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( 1 )  General   Information 

(a)  Maps    and   Overlays    (Step    I) 

(b)  Physical    Profile    (Step   II) 

(2 )  Individual    Resource    Category 
Information 

(a)  Present   Situation    (Step    III) 

(b)  Resource   Capabilities   &   Op- 
portunities  for    Development 
(Step    IV) 

b.         Type   IV   Planning  Units    -    Considerable 
variation   from    the    method   and   depth   of 
analysis    in   the    other   planning   unit  types 
is    anticipated.       Follow   the   format  for 
other    planning   unit  types    to    the    extent 
practical.       However,    prepare   maps    and 
overlays    only   to    the    extent  necessary 
to    adequately   portray   problems,    resource 
capability,    and   opportunities   for    subse- 
quent decision    in   land   use    planning. 

7.  Maps .       These    maps    will   be   of  two    types: 

a.  General   location    with  respect  to    relevant 
boundaries . 

b.  Land   base   for    the    Planning  Unit. 

8.  Overlays .       Overlays    are    an   essential   part 
of  the    analysis    and   are    required   to    depict 
general    information   and   in   each   resource 
category.       Overlays    will   be   prepared   at  the 
same   scale    as    the    base    maps.       See   illustra- 
tion  3   for    a   description   of  map   and   overlay 
symbols.       They    will    contain    a  legend  explain- 
ing the    symbols   used   and    will   depict  resource 
information    by   various    colors. 

-69- 


BLM    LAND    USE    CLASSIFICATION 

Classification   by   Planning  Units 

The    initial   efforts    of  the    Bureau   District   Offices   to 
classify   their   land    was    into   four   basic    types    of  units, 
called   planning  units .       These   units    are    intended   to 
identify   geographic    areas   to   be   used   as    the    basis   for 
District  resources    organization.       The    units    range 
widely    in    size,    depending   on   the   type    and   intensity   of 
the    Bureau   programs    in  the    unit. 

Type    I    Unit   can   be   described   as    a   geographic    area 
wherein    more   than   fifty   percent  of  the   land   is    in   the 
public    domain   and    where   the   ownership   is    blocked 
into    manageable   patterns. 

Type    II    Units   involve   the    grouping  of   a    more   frag- 
mented  ownership   pattern,    "where   the    public    domain 
consists    of  less   than   fifty   percent  of  the    total   lands    in 
the   unit. 

Type    III    Units    contain   a   pattern   of  public    domain 
wherein   other    Federal   agencies    share   the    manage- 
ment responsibilities. 

Type  IV  Units  contain  the  widely  scattered  and  iso- 
lated tracts  of  land  or  areas  around  expanding  com- 
munities . 

Classification   of   Programs   for    Planning   Units 

Each   of   the    Planning   Units    can   involve    a    multiplicity 
of  programs,    some    dominant,    others    secondary   or 
tertiary.       These    programs    expand  or   decrease    in 
importance   based   on    congressional,    department,    and 
Bureau   determinations    related    to   need    and   administra- 
tive  policies. 
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Type    I   Unit  Programs 
Dominant: 


Secondary- 


Tertiary: 


Early   and   rapid   classification  for 
retention  for    multiple    use    manage- 
ment.      The    land  pattern   should  be 
improved   as   needed. 

Cooperation    in   use   and   management 
with   other    public    agencies    and   groups 

Disposal   of  land   best   suited  for    pri- 
vate  ownership,    development  and  use. 


Type    II    Unit  Programs: 

Dominant:         Consolidate   public   land   ownership 

patterns.       Building   cooperative   rela- 
tionships  between   public    domain    and 
private   land   ownerships   for   better 
and   more    efficient  management  and 
use.       Definition   of  land   to    be   retain- 
ed.      Multiple    use   management  on   land 
retained   in   public   ownership. 

Secondary:     Interim    management  of  land   defined 
for    disposal    in   the  future.       Coordin- 
ate   management  of  intermingled   pub- 
lic   and   private   lands. 

Tertiary:  Disposal   of  lands   in   excess   of  public 

need   or   better    suited   for   private   de- 
velopment  and   use. 

Type    III    Unit   Programs: 

Dominant:         Management   service   provided  for   land 
held   by   other   Federal   agencies    or 
cooperative    management   with  other 
Federal    (or    state)    agencies. 
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Type    IV   Unit  Programs: 
Dominant: 


Secondary- 


Tertiary: 


Interim    management  of  the    land  until 
transfer   or    sale    is   determined   timely 
and   in   the    public    interest. 

Transfer   or   trade   of  fragmented 
lands    -with   other   public    agencies 
where   such   land    can   be    put  to 
beneficial   public    use   based   on   ade- 
quate  planning,    or   to    consolidate 
public   land   into    better    blocks. 

Sale   or   trade   of  land  for   private 
use    in   conformity    -with   local   plans 
and    zoning   policies. 


Classification   of  Multiple   Planning   Units 

Groupings    of  Planning   Units    can   be    classified   into 
two    general   categories : 

Resources   Areas:       These    areas    contain  two    or 
more    planning   units   of   any   type   administered   in 
one   district.       (See    BLM   Manual   1213.37   for 
definition.  ) 

National   Areas:       These    areas    contain    several 
Type    I    planning   units,    which   upon    completion   of 
classification   for    retention    and   authorizing   regu- 
lation   can   be    identified   by   public   boundary,    form- 
al   designation    and   appropriate   name. 

Definition    by   Use 

Categorizing   of  land   by   use    should   establish   the   dom- 
inant,   secondary   and   tertiary   uses,    identifying  those 
that   are    compatible    with   each   other   and,    insofar    as 
possible,    identifying   incompatible   uses   that   should   be 
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either   prohibited   or    permitted   under   conditions   that 
would   insure   maximum    compatibility. 

Coding    Systems 

Like    all   other   of  the    activities    involved   in   planning, 
the   identification   and    coding   process   has    been   develop- 
ed  over    a   period   of  time.       The    attitudes   toward   the 
regulation    of  land   use   has   varied   greatly   from    one 
part  of  the   country   to    others,    and   the    codification   has 
also    reflected  these    regional    approaches.       For    ex- 
ample,   an   industrial   use   associated   with   agriculture 
considered   agricultural   in   a   rural   area    "would   be 
classified   as   industrial   if  the    same   type   of  use   is   found 
in   an   urban    community. 

CLASSIFICATION   AND    CODING   OF    LAND 
AND    ITS    USES 

Certain   terms   have    been   pre-empted   by   their   conno- 
tation   in   the    administration   of  public   land   by   the    Bureau 
of  Land  Management.       Thus   the    word    "classification" 
is   related   to   the    studies   now    under    way   by   the   Public 
Law    Review    Commission   and   the    classification   of  land 
under    Federal   laws    and   policies.       See   Appendix. 
In  the   land   use    inventory   and   in   land   planning   related 
to   language   used   in   local   communities    it   will   be   neces- 
sary to    identify   the   types   of  land   and  their    coding  by 
use   of   an   alternate    word   or    phrase.       Thus    "Land 
Use   Categories"    may   prove    a    workable    term   for 
identification   and   inventory   purposes    and   data   proces- 
sing  could   use    "coding"   for   the   division    of  land   into 
the    several   types    of   special   uses.       The   latter   coding 
should   be    related   to    the    system    devised   by   the    Hous- 
ing  and    Home    Finance   Agency    (now    the   Department 
of  Housing   and  Urban   Development,     "HUD".)    and 
the    Bureau   of  Public    Roads .       This    system    was   de- 
veloped  and   published   in   1965    and   is    by   far   the    most 
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complete    of  the    classification    systems   from    a  national 
standpoint   as    it  includes    many   other    areas    of  land 
use   than    were   dealt   with   in   earlier    efforts. 

Much    time    and    effort   could   be    saved    if    BLM    were    to 
adopt   a    system    now    being   used   by   some    counties 
modifying   it  to   fit   Bureau  needs.       SCAG*    is    attempting 
to    achieve    concurrence    of   participating    with    the    count- 
ies  on    such   a   system  .       This    coding   system    was    de- 
veloped  by    San    Diego    County    as    a   modification   of   the 
BPR-HUD    Standard   Land   Use    Code.       This    coding 
system    would  be   particularly   valuable    since    it  is 
general    enough   to    allow    modification   to    fit   BLM's 
needs    but   can   still    be    related   back   to   the    county's 
land   use    data.       See   Appendix    I    for    code. 

In   this   first  step   in    planning   the   determination   of   phy- 
sical  boundaries    should   be   based   on   knowledge   of   the 
structure    of  the   land,    the   uses    to    which   the    land   now 
lends    itself,    the    social    and    economic    advantages    and 
disadvantages    of   present  or    alternative    uses    and   the 
managerial    advantages,    including   access,    control    and 
operation   of  each   of  the   sub   units    within   the   total    Plan- 
ning Unit. 

ADDITIONAL    RESEARCH 

In   the    process    of  taking  these   first   steps    in    making 
the   land   use   plan,    the   need  for    additional   knowledge 
may   become   apparent.       The    research   program    of  the 
Bureau    will   then   itemize   these    requests    for    data   and, 
as   financially   possible,    provide    the   information   neces- 
sary  to    take   the    succeeding   steps    in   the    preparation 
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of  the    Land  Use    Plan.      Where   this    information   cannot 
be   provided,    for    any   of  a   number   of  reasons,    the 
decisions    should   be    qualified   and   the   plan    should   rest 
upon   the    best  data   available,    point  up   again,    the   fact 
that  the    Plan   should   be   in   constant  review    and   subject 
to    refinement  as    additional   data   becomes    available. 

REVIEW    OF    CURRENT   MANAGEMENT 
PRACTICES 

The    Bureau   management  planning   as   now    practiced 
should   be    subject  to    critical   review .       In   relating 
these    present  functions   to   the   future,    the    Land  Use 
Plan   used    as    a   guide   and    constraint   should   become 
a   reference   point  for    determining    whether    present 
policies    require    modification   or    sharpening. 

Within   the    existing    structure    of  the    Bureau   there    is 
a   depth   of  knowledge    about  the    management  of  re- 
sources.      The   operation   of  new    activity   functions, 
such    as   those   involved   in   recreational    areas,    should 
depend   to    a   large   degree   upon   the    experiences   of 
federal    and    state    agencies   that  have   had    considerable 
experience   in   these    areas.       This    is   not   intended   to 
recommend   that  other   agency    approaches    be   taken 
without   careful    examination   of  how    their   operations 
fit  the   types    of  uses    or    activities    contemplated   by   the 
Bureau,    but  their    experience    should   become   the    basis 
for   the    Bureau  to    build  upon,    to   be   modified   as   neces- 
sary  and   to    be   used    where    applicable. 

THE    CIRCULATION    SYSTEM 

The    Bureau   of   Land   Management's    "transportation 
system"    is    what   would   be    classified   in    most  planning 
studies    as    the    "circulation   system".       This    system 
describes   the   network   of  roads,    arteries,    freeways, 
rail   lines,    foot  paths    and  trails    that  comprise   the   total 
system    of   access   for    men,    animals    and   vehicles. 
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The   basic    research   on   the    access    system    should   be- 
gin  with   the    state   highway   plan   for   freeways    or    state 
highways.       The    second   element  should   be   the    county 
highway   plan   that  affects   the    given   area.       The   third 
element   would   be   the    other    roads   that  provide    access 
from    main    county   roads   to    local    areas,    either   on   pri- 
vate   property   or    across    public    land.       Each    should   be 
classified    appropriately.      All   proposals    for   future    roads 
and   highways    should   be   appropriately   indicated   and   the 
degree   to    which   their   precising  has    been    worked   out 
should    also    be   indicated.       If  the   locations    are   more 
or   less    specific    and   have   been    worked   out,    an   appro- 
priate   symbol    should   indicate    where   these    roads    will 
be   placed   on   the   land.      Where   there   has    been   little 
or   no    detailed   study,    but   where    access    will   be   needed, 
there    should   be   a   preliminary   identification   by   appro- 
priate   symbol   to    show    where    such   roads    might  be 
located    subject  to   future    engineering   investigation    and 
decision.      Where    access    to    special   resources,    either 
in   recreation,    minerals,    timber   or   others    is    of   con- 
cern  to    the    Bureau   the   potential   routes    to    these    areas 
should   also    be   identified   by    appropriate    symbol. 

ECONOMIC    PROFILE 

An   economic   profile   has   been   developed   for    California 
on   a    statewide   basis.       This    information   is    important 
in   evaluating   the    growth   and    potential   of  the    state    and 
can   be    used,    on    a    statewide   basis,    for    anticipating 
the   needs   for    certain    resources    as   the    state   grows    " 
in   population.       The    report   contains    much    important 
economic    data   and    a   forecast  of   many   factors    in   the 
state's    economy.       It   also    includes   forecasts    of  the 
resources    and   products   from    BLM    lands    and   a    study 
of  the   outdoor   recreational    resources    and   potential 
demands  . 

There    is    a   need   for    a   mo^e    definitive    profile   of  the 
Bureau's    position    in   the    economic    life   of  the    regional 
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areas    -wherein   it  has    its   land   holdings,    for    it  is   only 
at  this    level   that  the   basic    decisions    on   the    conserva- 
tion,   development,    use,    and   disposal   of  land   can   be 
evaluated.       In   preparing   a   land   use   plan   for    a   plan- 
ning unit,    the   state-wide   profile    will   have    some   value, 
but  not   as    much   as    information   derived   from    a   study 
of  local   or   regional    conditions,    needs    and   demands. 

Many   studies   of  the    economic    conditions    are    often 
available    within   the   local   planning   areas.      Where 
available,    they   should   be   utilized   in   the    research 
program  .       The   interpretation   of  these    studies    should 
be   done   by   the    Bureau   Economist   working    closely 
-with  the   District  Manager. 

Features    of  Economic    Profile 

*  State    relationship   to   national    economy. 

*  State    relationship   to    economy   of   western    states. 

*  State's    economy    in   depth. 

*  Income   profile. 

*  Employment  profile. 

*  Basic    industries . 

*  Growth   potentials    and   constraints. 

*  Other    applicable    economic   factors. 

*  Relationships    of  total   resources   to    Bureau  land 
resources    and   activities. 

*  Relationship   of  total   resources   to    present  and 
future    economic    needs. 
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SOCIAL    PROFILE 

There    are   many   areas    in   the    public   domain   that 
should   be    reserved   to    provide   for   the    social  needs 
of  the   people   in   general,    rather   than   being   identified 
for   economic    purposes    only.       In   this   view    of  man- 
agement,   consideration   must  be    given   to    understand- 
ing of  the    significance   of  a   particular   resource   and 
the   importance   of  its    retention   for   the   public    -welfare. 
The   need   to    preserve   open    spaces,    areas    with   spec- 
ial  topographic    qualities,    areas    with   historical   import- 
ance,   areas    where    the   preservation   of  flora   or   fauna 
is    critical,    areas    where   recreational    opportunities    for 
the   general   public    are    essential   or    would   be   limited 
by   land   disposal,    and    similar    special   factors    are   of 
paramount  importance.       In    withholding   these   types    of 
land   from    private   use,    the   interests    of  the    general 
public    are    served,    therefore   these   actions    are    social- 
ly  desirable    and   imperative. 

Social    evaluations    should   be   based   on    some   of  the 
following    criteria: 

Does    the   land   have    certain    characteristics    which 
indicate   that   it   should   be   preserved   for    general 
public    use? 

Are  there  adequate  alternate  public  facilities  of 
the  same  type  within  easy  reach  of  the  general 
public? 

Would   private   use   of  a    specific    area   deprive   the 
general   public    of   access   to    or   the   use   of  a   public 
resource    (cultural,    historical,    recreational,    scen- 
ic,   aesthetic)    other   than   through    contract   with 
private   owners? 

Will   disposition   of  the   land    create    a    monopoly   for 
private   benefit? 
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Will   anticipated   increases    in   population   require 
the    retention   of  land  for    public   use    in   the   future? 

Is   the   land   an    excess    resource?      Can   there, 
by    any    stretch   of  the   imagination,    be    a    social 
value   in   retaining   land    which   may   not  have   a 
high    specific   value   under    todays    conditions   or 
needs? 

Features    of  Social   Profile 

*  Population   statistics    as   they    relate    to    the   needs 
and   desires    of  people   in   various   income   groups. 

*  Housing    statistics. 

*  Recreational   features    and   needs    and   opportunities 

*  Historical  features    and   their   preservation. 

*  Cultural   features    and  opportunities  . 

*  Need   for   parks,    recreational    areas,    schools, 
colleges ,    etc  . 

*  Needs   for   the   preservation   of  the   beauty   of  the 
landscape . 

The    control   of  pollutants    of  the   air,     -water    and 
other    essentials    to    life . 

*  Sentimental   features    and   their   preservation   or 
development. 
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DETERMINING  THE  APPROPRIATE  UNIT  FOR 
LAND  USE  PLANNING  AND  MANAGEMENT 

At  present  the    Planning  Units    are   defined   in   terms    of 
types    I,    II,    III    and    IV    -which    establish    an   owner- 
ship  relation. 

This    primary   broad    classification   of  land   by   types    of 
ownership   leads   to    the    question    of   whether    this    defini- 
tion  is    adequate   to    deal    with   for    planning   and   manage- 
ment purposes.       There   should   be    additional    studies   of 
the   physical    characteristics    of  the   land  following   the 
preliminary   definition    of  the   unit  to    determine    whether 
it  may   be   necessary   to    establish   sub   units    that  are 
better    adapted   to    both   planning   and   management. 
These    sub   units    could   be   determined   by   the    input 
from    the    District   Economic    Profile   and   management 
planning   and   programming   activities    which    would   de- 
fine   areas    which   tend   to   function   in   a   unified   manner 
and   within    which   there   is    a   cohesiveness    or    compati- 
bility  of  uses.       The   outer   limits    of  the    original   defini- 
tion  of  the    Planning   Unit  may   have   to    be    modified  fol- 
lowing  this    study   to    reflect   internal    as    well    as    external 
relationships.       The    study   may    also    indicate    conflicts 
in   uses    at  planning   unit  boundaries   that   should  be    re- 
solved  for    the   benefit  of  the   uses    in   both   units. 

In   reconciling   differences    in   levels    of  use,    it   would 
be   safest,    in   the    public    interest,    to    always    resolve 
them    at  the   highest  or    most  restrictive   level,    for    modi- 
fications   can    always    be   made    in    a   less    restrictive 
direction,    seldom    the    reverse.       This    is    most  evident 
in   those    instances    where   relationships    to    private   land 
holdings    are   involved. 
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DEFINITION    OF    THE    PATH    OF    URBAN 
GROWTH 

Under    present   Bureau   policies    much   of  the   land   to    be 
disposed   of  for   local,    public    and   private    use   must  be 
within   the   path  of  urban   growth    and   be    subject  to   ur- 
banization   within   the   next  fifteen   years.       The   only    way 
to   forecast  this   direction   and   rate   of  growth    would   be 
by    way    of  local    population    and   land   absorption   pro- 
jections.      Knowledge   of  the   potentials   for    growth,    em- 
ployment opportunities,    utility    availability,    street  and 
highway    construction   programs    and   other   local   econ- 
omic   data   as   they    represent  the    impetus   for   growth, 
must   all   be    secured   and   delineated   before    the    con- 
tours  for    this    growth   can   be    defined. 

Local    agencies    should,    whenever    possible,    prepare 
these    studies   for    the    Bureau.      Where   local    agencies 
have   no    staff  or    are    otherwise   unable    to    furnish   this 
material,    the   planning   staff  of  the    Bureau    should   pre- 
pare  the    studies,     working   closely    with   economists 
and   persons   familiar    with   conditions    in   the    subject 
area. 

SOURCES  OF  DATA  ON  URBAN  GROWTH 


Considerable   data   is    available    in    many   localities   from 
the    State    Highway    Departments    as   they   prepare   traf- 
fic  models.       Data   on    existing   and   projected   population, 
by  traffic    zones    and   often   by   smaller    elements    are 
available    in   data   processing   forms.       This    material 
includes    population   projections    for    10    to    20    years, 
family    size,    income    data,    types    of  residences    (single 
family   or    multiple)    etc. 

Regional    Planning   Agencies    also   have    been   gathering 
and  projecting   area    wide   growth   patterns    in   many 
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parts    of  the   nation.       Special    Economic    Base    studies 
are   often    made    available   to   these    agencies   for   their 
use   and   interpretation. 

County    Planning   Departments    are   perhaps    the   best 
overall   locale   for    data   on   population   growth    and   trends 

In   addition,    banking   institutions    and   Chambers   of 
Commerce    also   have    much   data   that   -will    assist  the 
planner    to    determine   the   rates    and  directions    of 
growth   for    local    planning    areas    (the    BLM    District, 
or    much    smaller    elements). 

FACTORS  IDENTIFYING  URBAN  GROWTH 
TRENDS 

Utility   availability   and    capital    improvement  programs, 
generally   available   from    County,    City   or   Utility   Com- 
panies . 

Highway   improvement  programs,    from    the    State, 
County   or   local    agencies . 

Land   absorption    studies,    to    be    prepared   by   local 
agencies    or   the    BLM    planners.       These    studies    would 
interpret  the    population   data   in   terms    of  the    amount  of 
land   required  for    each   growth   period,    year    by  year 
and   decenial   by   decenial.       The    raw    material   for    this 
study    would   come   from    local    planning   agencies,    the 
State    Division   of   Highways    traffic    studies    or   the   U.S. 
Census  . 

Soil    conditions   from    water    studies,    soil    engineering 
studies,    etc.      Wind   conditions,    from    airports,    local 
agencies,    Weather    Bureau,    etc.       Local    standards    on 
zoning,    building   codes,    etc.,    from    local    agencies. 
Local    economic    conditions,    from    Chambers    of  Com- 
merce,   planning   agencies,    special    economic    base 
studies . 
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Data   Analysis    and    Reporting 

All   of  the    data   collected   and   depicted   on   the    maps , 
overlays    and   in    statistical    reports    should   be    capable 
of  being   translated   into    a   coding   system    responsive 
to   the    electronic    data   processing   procedure   to    make 
possible,    -when   the    EDP    system    is   operative,    not 
only    a    qualitative    analysis    but  a    quantitative    estimate 
of  the   uses    to    which   land   is    being   put. 

All   of  the    material    collected   and   mapped   should   be 
carefully   dated   to    establish   the   time   base   for   the 
material . 

In    annual   reviews    of  the   data   on    existing    conditions, 
the    material    should   be    calculated   in  terms    of  changes 
made   from    the    base   year    and   the   totals    modified   by 
the   numerical    changes    cited. 

All   of  the    mapping   and   recording   of   statistical   data 
should   be    based   on    the   recommendations    in   the    Hand- 
book   Technical    Guides   for   Unit   Resource   Analysis . 
In    each    instance,    however,    the    information    should   be 
reduced   into    simplified   form    so    that  the    pertinent  data 
related   to    each   of  the    resources    can   be    easily   dis- 
cerned. 

Simplicity    -    the   Key   to    Getting    Started 

In   the    preparation    of  the   resource   analysis    of   a   plan- 
ning  unit,     the    study    should   begin    with   the    depicting   of 
the    most   easily   definable    areas,    the    areas    which   are 
the   largest   in   their    coverage    or    most  important   in 
terms    of   identification,    value    or   use.       Following   this 
there    should   be   a    secondary   review    of   the   next   im- 
portant  element,    both    in   terms    of   size    and   in   import- 
ance   and   these    should   then    be    depicted   on    another 
overlay.       A   third    overlay    might   include    the   next   level 
of  use    or    activity.       By   this    method   it    would   be 
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possible   to    delimit  the    areas    and   reduce    the    work 
complications    since   the    more    important  elements    "would 
be   the    easiest  to    define    and   the   overlaps    probably 
would   be    most  easily   discernible.       If   the    planning 
unit  is    a   relatively   uniform    area    with   a    simple   number 
of  elements    of  resources    within   it,    then   there    would 
be   no    need   to    go    into    greater    detail   than    would   be 
necessary    to   describe   the   principal   resource   of  the 
area. 

In   any    instance   it   would   be    most   important  to    list  the 
key   elements    in   the    planning   unit   and   to    overlook    some 
of  the    smaller    elements,    or    those    whose    importance 
is   not  yet  understood.       The   plan    could   be    amended 
and   detailed   at  a   later   date    when   the   knowledge   of 
value    of  these    elements    come    into    clearer   view. 

When   dealing   with   potentials    it   would   appear    best  to 
place    all   potentials    on    a    separate    overlay    so    that   each 
of  these    potentials    can    be   viewed   in   terms    of  all   of 
the   potentials   for    the   future.       By   using   the   overlays 
on   potentials    against  the   overlays    depicting   existing 
resources    the   relationship   and    conflicts    could   come 
into    clear   view. 

Areas    of   recreational   potential    will   almost  always    be 
identified    with   some    basic    resource    either    in   the   form 
of  geographic    area,    a   geological   formation,    or    with 
some    man    made    structure    that   is,    or    will   be   developed 
in   the   future.       In   identifying   the    sites   for    recreation, 
it   would   appear   logical   to    develop   two    overlays.       One 
would   identify   existing   physical    elements    which    should 
be   studied   for   potential   recreational   usage.       The    se- 
cond  group   of  areas    are   those    which   relate    existing 
or   future    man    made    structures,     where    it   is    necessary 
to    relate   the    recreational   program    to    some    undefined 
development. 
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The   types    of  areas    to    be   described   in   the    resource 
analysis    on   recreation   are   defined   in   the    section   of 
the    Guide    Handbook    Technical    Guides   for    Resource 
Analysis,    pages    7k,    76,    77    and   78. 

In   all    instances    existing   and   potential   access    should 
be   identified   in   relationship   to    areas    'which   have   a 
recreational   potential.       In   dealing   with   access   there 
should   be    a    study    which   identifies   the    approaches    to 
a   given    area   and   in    addition,    the   potentials   for    access 
■within   the    area. 

The    resource   analysis   of  recreational    areas    should 
include    a   descriptive   narrative   of  the    basic    goals    and 
objectives    to    be    achieved  by   the    several    different  kinds 
of  recreation   which    can   be    provided   by   the    Bureau. 
In   all    instances   the    Bureaus    recreational    program 
should   be    on   a   regional   basis ,    based   on    close    coop- 
eration   with   recreational   planners    and    administrators 
in   the   jurisdictions    where   the    recreational    resource 
is    located.      Where   the    Bureau   has    an   opportunity   to 
promote    recreational   development  on   its    land,    the 
state,    county   and   adjacent   cities    should   be    consulted 
to   determine,    if  desirable,    which   of  these   levels    of 
government   could    cooperate    with   the    BLM    in   either 
development  or    management  of  the   recreational  facility. 
Also   to    be   determined   is    whether   the   facility   is    essen- 
tial  at  the    moment  or    whether    its   development  should 
be   reserved  for    a   future   time    when   population   increases 
require    it.       Each   of  the    areas    should   be    studied   to 
determine   the   public    services    and  facilities    that   would 
be    essential   to   the    people    who    would   be   using   the 
area,    in   terms    of   water,    sewerage,    etc. 

In   all   instances,    the    mapping   techniques,    land   cate- 
gories   and    symbols    of  the    Bureau   of   Outdoor    Recrea- 
tion  should   be   studied   to    determine   their    compatibility 
with   similar    work   done   by   the    Bureau   of   Land  Man- 
agement.      It   should   be   noted   that  the    Bureau   of 
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Outdoor    Recreation   land   category    system    has    been 
developed   by   the    Outdoor    Recreation    Resources    Re- 
view   Commission   and   has    been   officially    adopted   by 
all   federal    agencies.       The    system    encompasses    the 
full   range    of  outdoor    recreational    activities    and   speci- 
fies  the    type   of  management   required  for    optimal   re- 
creational  uses    of   each   category.       This    system    is 
based   largely   on   physical   features    but   economic    and 
social    considerations    also    play    an   important  part   in 
deciding   on   the    class    designation   in   any    given   area. 

County    Planning   and   Zoning 

Each   planning  unit   -will   be   in    one    or    more    county 
jurisdictions.       The    data  on    county   planning    and   zon- 
ing  should   be   secured   for    each   planning   unit.       The 
map    color    systems    used   by   the    counties    is    relatively 
uniform    throughout   the    state.      "Where   differences    exist 
the   description   of  the    districts    should   be    studied   in 
order   for   the    Bureau   of  Land   Management  to   develop 
a   uniform    coding   and    coloring    system    for    plans   pre- 
pared  for   the    Bureau.       By   this    coordination   the    in- 
terpretation  of  the    planning   and    zoning    will   be    more 
easily   understood.       If,    on  the    other   hand,    the    maps 
prepared   by   the    Bureau   depicted   the    individualistic 
map   coloring   of  the   non   conformist  jurisdictions   the 
end   product   would   be    chaotic.       It   is   therefore   neces- 
sary  not  only   to    study   the    maps    of  the   one    or    more 
jurisdictions    concerned    with   land   in   the    planning   unit 
but  also    to    read   the   text  of   reports,    ordinances    and 
the   other   basic    data    which    would   help   the    Bureau 
personnel   to    understand   the    meaning  of   the    colors 
in   terms   of  types,    densities    and   intensities    of  use. 

It  should   be   observed   that   in    most  instances   the   long 
range    planning  for    a    community    and   its    zoning   are 
going   to    be    at  considerable   variance    with    each   other. 
In   trying   to    establish   the    basis    for    immediate   decisions 
by   the    Bureau   the    present   zoning   pattern    probably 
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would   have    greater    meaning   than   the   long   range    plan. 
If,    however,    the    Bureau  is    concerned    with  fitting   into 
an   overall   pattern    it   would   be    wise   to    see   just  how 
both   of  these   plans    would   effect  or   be    effected   by   the 
Bureau's    decisions. 

It   should    also    be   noted   that  the   long   range   plan   is 
less   likely   to   be    considered   as    important   by   local    of- 
ficials   as    the    zoning   law ,    which   is    legally    more   bind- 
ing  and   effective.       In   the   research   on    the    "effective- 
ness"   of   county   and    city   planning   and    zoning  there 
should   be    concern   for   the    ways    these    important  plans 
are   utilized.       The   number   of  variances,    deviations,    the 
political    decisions    that  have    been    made,    in    contrast  to 
the   adherance   to    the    plans    would   be   indicative   of  the 
effectiveness   of  planning   and    zoning   in   the    subject   area. 

The   dates    when    the    zoning   and   general   plans    were 
adopted,    the    manner    in    which   they  have    been  kept 
up   to    date,    the   kind   of  a   staff  the    personnel   that  has 
been   involved   in   the    development  of  the    plans    and   the 
quality   of   administration   should    also   be    inquired   into . 

Besides    the    study   of   zoning   and   land   use    planning, 
there    should   also    be    consideration   of  other   levels    of 
planning,    such   as    that  done    by   the    State   Division   of 
Highways,    by   the  Water   Resources    Board,    by   the 
special   districts,    by   the    Soil    Conservation   groups 
and   by   all   of  the    many   other    agencies    which    will 
affect  the    use   of  land   in   a   given    area.       In   the    study 
of  planning   and    zoning   in   a   planning  unit,    the   local 
attitude   toward  the    use   regulation    and   disposal   of  pub- 
lic   land    should   also    be    investigated. 

Where   there    are    intermixtures    of  public    land   and   pri- 
vate  land   there    should   be   a    study   to    determine    whether 
or  not  the    local   agencies   of   planning   have   taken   a 
uniform    approach   toward   all   land   or    whether   the    public 
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land   has    been   so    classified   that  for   all   intent  and   pur- 
pose  it  has    been    removed  from    the   local    control   or 
regulations.       There    should   also    be   a    study   of  other 
regulations    and   programs,    including   subdivision   ord- 
inances,   flood   control,    the   various    types    of   easements 
and   rights-of-way ,    and   highway   plans,    etc. 

In    each    aspect  of  the    resource    analysis    there   should 
be   a   definition   of  the    public    values    and   interests   that 
are   inherent  to   the    planning  units.      Where    major   pub- 
lic  values    should   be   protected   or    enhanced   these 
should   be    identified.      Where    certain   public   values    may 
be   difficult  to    identify    at  this   time   these   value   definitions 
should   be   left  until   they   can   be    more    clearly  visualized. 
Premature    classifications   of   such   land    will    be   less 
than   real    and   the   failure   to    classify  properly    may    cause 
land   values    to   be   lost  to   the    public    when   they   are    most 
needed. 
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DEVELOPMENT    OF    LAND    USE    PLAN 


Planning   is   for   the   purpose   of   doing   "what  needs   to 
be   done    --    better. 


GOALS   AND    OBJECTIVES 

There    should  be    a    complete   research,    analysis    and 
codification   of  all   of  the   goals    and   objectives   that  are 
set  by   Congress,    the    Secretary   of  the    Interior,    the 
Director    of  the    Bureau,    the    State   Director    and   Dis- 
trict Managers.       This    study    should   become   the   guide 
for    all    Bureau  planning.       The    contents    of  this    compila- 
tion   "will   vary  from    broad   philosophic    approaches   of 
Bureau   activities,    to    establishing   the    working   relation- 
ships   in   field   offices. 

Goals,    objectives    and   policies    have    changed   over   the 
years    and   they    "will    continue   to    be    modified    as   nation- 
al  and   local    conditions    and   attitudes  vary.       Plans   for 
the   management,    development,    use,    conservation    and 
expansion   of  resources    will   have   to    reflect  these 
changes,    at  least  in   the   short  term    planning   process. 
As    short  term    policies    and   action   programs    develop, 
they   should   always    be    measured   against  the   long   term 
goals    and   objectives    to    determine    what   effects   the 
response   to    immediate   programs    will   have   to    either 
deflect  or   frustrate    the   overall   goals   of  protection   of 
the   public    "welfare. 

General    Policy    Statement 

Manual    section   1602.1    sets   forth   the    Bureau  of  Land 
Management's   responsibilities,    objectives,    and   manage- 
ment principles.       It   serves    as    basic    guidance   for    all 
Bureau   employees    as    "well   as    a    background   document 
for   individuals    and   organizations    who    are   interested   in 
Bureau   programs. 

Bureau    Responsibilities 

As    authorized   and   directed   by   the   Congress    and   the 
Secretary   of  the    Interior,    the    Bureau   of  Land  Man- 
agement is    responsible   for: 
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A.  Classification   of  the   public    lands   for    multiple   use 
management  or   for   disposition. 

B.  Management,    development  and   protection   of  the 
public    lands   for   domestic    livestock    grazing,    fish 
and    -wildlife   development   and   utilization,    industrial 
development,    mineral    production,    occupancy, 
outdoor   recreation,    timber    production,    "watershed 
protection,    wilderness    preservation    and   preser- 
vation  of  public   values . 

C.  Disposition   of  public   lands    for   urban   or    suburban, 
state    and  local   public   programs,    and   residential, 
commercial,    agricultural,    and   industrial   growth 
or   development  purposes. 

D.  Provision   of  nationwide    Federal   land   legal   survey 
services    and   maintenance    of   a  nationwide   public 
domain   land   record   system  . 

E.  Administration   of   mineral    and   energy   resources 
of  the    Outer   Continental    Shelf,    and   for    coordin- 
ating  their   development   with   other    marine   re- 
sources . 

Long    Term    Objectives 

The  Manual   section    1603    indicates    the   following   object- 
ives   to    provide   the    maximum    benefit  to    the    general 
public  : 

A.  Classify   public    lands   for    multiple   use    management 
or   for   disposition    so    that   management   and   disposi- 
tion   programs    can   be    carried   out  on    a   planned 
and    balanced   basis    consistent   with  needs. 

B.  Support  Federal    resource    management  prog- 
rams   with   realty    transactions    required    (such    as 
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•withdrawals    and   land   exchanges   to    support   BLM 
or   other    Federal   agency   programs)  . 

C.  Satisfy    State   indemnity   rights   in   public    lands    in 
cooperation    with   the    States    and   consistent   with 
proper   land    classification.       Satisfy   local   govern- 
ment needs   for    lands    as   they   arise. 

D.  Satisfy   private   needs   for   lands   for   urban,    indus- 
trial,   commercial,    residential,    agricultural   pur- 
poses   consistent   with   proper   land   classification 
and   in   response   to   need.       Make   lands    surplus 

to    Federal   management  needs    available   to   non- 
Federal   ownership. 

E.  Encourage    well-planned   private   use    patterns    by 
strongly   supporting   and    encouraging   local   govern- 
ment land  use    planning. 

F .  Preserve  natural    beauty   and   open   space   values 
through   development  and   implementation   of  appro- 
priate   standards.       Implementation    will   be   through 
proper    classification   actions,    management  plan- 
ning  and  lease    stipulation   techniques. 

G.  Give    appropriate    consideration  to    mineral   resources 
to    secure   realization   of  potential    consistent   with  . 
other    resource   values. 

H.     Achieve,    to    the    extent  possible   through   public 
relations    and   other    available    means,    reduction 
of  damages   to    other   resource   for    mining   claim 
activities . 

I.      Assist  in   development  of  land  use    plans    that  are 
responsive   to    regional   needs    and   provide   a   base 
for    orderly   disposal   of  public   domain   needed  for 
private   development. 
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STUDIES 

Folio -wing   the    completion   of  the    inventory,    identification 
and   coding   and   analysis   of  the    uses   of  land    within   the 
Planning   Unit,    and   the   preliminary   reconnaissance 
and   the    establishment  of  the    most   appropriate   relation- 
ship  between   two    or    more   Planning  Units,    planning 
studies    can   be   prepared   to    indicate   the    preferred   re- 
lationship  between    existing   and   proposed   uses   and   the 
circulation    system    essential   to    proper   development   and 
use . 

These    preliminary   planning   studies    are    the    basis    for 
the   development  of  the   Land   Use    Plan  for   the    Plan- 
ning Unit.       They    should   evaluate   the    existing  uses    to 
determine    if  they   are    related   to    the   potentials   of  the 
land   and   to    the    social    and   economic   needs    of  the 
people.       The   relationships   between   all    existing   land 
uses    should   be    appraised   to    determine    if  they   are 
compatible.       The   nature   and   extent  of  the    incompatibili- 
ty  should   be   defined.       If   possible,    alternate   uses    that 
are    more    compatible    should   be    indicated.       The    "poten- 
tial  uses"    should   be    overlayed   on   the    study   to    clarify 
where   these   future    uses   fit   comfortably   into    the    exist- 
ing  pattern,    and    whether    changes    in   the    existing  pat- 
tern  are    called  for    or   the   potential   use    be    discarded 
as   being   in   itself  incompatible    with   the    prime   use   of 
the   land.       For    instance    a   recreational    area   might   be 
a   potential    in   a   district,    but   in   opening  the    area   for 
intensive   use,    people    invited   into    the    area    might  dis- 
rupt important  grazing   or   fish    and    wildlife   protection 
activities,    therefore    the   recreational    element   would 
either    be    discarded   or    postponed   for   future    considera- 
tion   at   a   date    when    some   of   the    prime   uses    change 
and    would    therefore    permit   another   type    of   entity   to    be 
activated . 

These    studies    should   be    "sketchy",    establishing   a 
general    pattern   of  relationships.      Where    problems 
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become    apparent,    they    should   be    examined   to   deter- 
mine   "what  the   problems    are,    and    what   some   of  the 
means    are   for   overcoming  the    difficulties.       Alterna- 
tives   should   be    studied  to    make    sure   that   all   avenues 
of  design   and   analysis    are   tested. 

OPPORTUNITIES    FOR    DEVELOPMENT 

It   should   be   noted   that,    in  the    Technical    Guide  for 
Unit  Resource  Analysis,    there    are   many   references 
to   the   need   to    identify    "  Opportunities   for   Development" 
These    opportunities    should  not  be   limited   to    existing 
resources,    but   should   be    expanded  to    include   such 
elements    as   recreation    which    can   become    a   major 
activity    within   a   planning  unit  if   existing  or    man   made 
conditions    invite    such   development.       The    potentials 
therefore    must  go    beyond  the    data   included    in   the 
Resource   Analysis    and   recognize   the   plans   being   pre- 
pared  by   the   Federal,    state    and   local   governments   for 
developments    within   the   planning   unit,    whether  on   pub- 
lic  land   of  any  kind   or   private   land.       It  is    therefore 
necessary,    in   the    development  of  the   Land   Use    Plan 
for   the    Planning  Unit,    to   know    not  only   about  the    re- 
sources   that   are    present   within   the   unit,    but  those 
included   in   the   proposals   of  other   planning   programs 
that   could    create   new    resources    and   affect   existing 
resources    and   activity    within   the    unit. 

INCORPORATION    OF    PROGRAMS    OF    OTHER 
AGENCIES 

Studies    of  the   total   land  use   needs   and   potentials    with- 
in  local    areas   are   often   prepared   by   county   and   city 
planning   agencies.      Where   these    agencies   have 
"General   Plans"    these   almost   always    identify   all   areas 
that  are    important  in    serving   the    present  and  future 
needs    of  the   people    in   the    area    covered   by   the   plan. 
Forinstance,    regional,    statewide   and    even   national 
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park   potentials    are,    -where    applicable,    indicated   on 
these   overall,    coordinated   plans. 

In   addition    many   other   agencies   have   plans    which   can 
effect  or   be    effected   by   BLM    proposals.       The   follow- 
ing  are   but  a   sample   of  this    type   of  planning   by   other 
agencies . 

*  The    State    Beaches    and   Parks   Department  pro- 
gram   identifies    areas    where   the    State   has    in- 
terest in   the   development  of   state   recreational 
areas . 

'!'         The    State   Fish   and   Game    Department  also    iden- 
tifies   areas    where  fishing   and  hunting   are    en- 
couraged. 

*  The  State  Water  Plan  also  included  plans  for  the 
use  of  water  storage  areas  for  recreational  pur- 
poses,   some   of   which   are   on    Bureau  land. 

*  The    State    system    of  scenic    highways    and   all   of 
these   other   planning  programs    should   be   includ- 
ed  in   the   recreational   portion   of  the   Land  Use 
Plan. 

*  All   of  the   plans    by   outside    agencies,    and  others, 
should   become    part  of  the   total   planning   proposal 
depicted   on   the    Land  Use    Plan  for    those   plan- 
ning  units    where    these    agencies    are    active. 

It  is    absolutely   essential,    therefore,    that   resources 
not  only   be    identified   by   location,    quality    and    quantity, 
but  also    in   terms    of  their   relative   importance   in   re- 
ference   to    social   and   economic    values    insofar   as    this 
can   be    determined    at  the   time   of  the    making   of  the 
Land   Use    Plan. 
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Once   the    most  important  of  the    resources    are   defined, 
it   will   then   be   possible   to   take   the   next   steps   in 
arranging   their   exploitation   and   use,    either    in   concert 
■with  the   primary   resources,    or    in   some    conditioned, 
compatible    relationship    -with    each   other.       If    "planning" 
is   to   have    a   real    significance,    it  must  provide  for 
this    compatibility   of  relationships,    inviting  the   use   of 
these   resources   that   are   or    can   be   comfortably   asso- 
ciated  with   the   primary   activity   and   either   prohibiting 
or    carefully   regulating   those   uses    which    would   either 
limit  or   destroy   the   primary   resource   values   in   a 
given   area. 
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COMPATIBILITY 

When   a   use   of   a   resource    is    considered   compatible 
with   the   primary   resource   use,    it   -will   fit   in    -with   it, 
■will    complement  it   and   become    a   part  of  the   total 
grouping   of  uses    in    a   given   area.      A  use    is    compat- 
ible   when   it  is    similar   in   the    service   that  it  renders, 
similar    in    method   of  operation,    capable   of   adjustment 
with  the   other   uses    in   a   locale,    servicing   the   needs 
of  adjoining  uses,    causing  no    adverse    effects    on   the 
operation   of  primary   or   existing   desirable   uses,    etc., 
OR   it   can   be   made    compatible   through   the    imposition 
of  performance    standards    which    will    adjust  it   with 
neighboring   uses.    A   compatible    relationship   of  unlike 
uses    might  be    a   boat  repair   facility   in   a   recreational 
area,    or    a   smelting   plant   in    a    mining   area,    or   an 
agricultural   processing   plant  in    an   agricultural   area. 
Most   zoning  ordinances    contain   lists   of  uses   that  are 
to   be   permitted   in    each   specific    zone.       It  is    presumed 
that  the   listed  uses    are    all    compatible    with   each   other. 
In   addition,    there    is    often   a    list  of  uses   that   are    per- 
mitted  by    special   permit.    In   the   latter    case    it  is    as- 
sumed  that  the   listed  uses    can    be   made    compatible    by 
the   imposition   of   special   space,    landscaping   and   per- 
formance   requirements. 

In  the    preparation    of  the   Land   Use   Plan,    the   uses 
specified   for    certain    areas,    especially   in    multiple   use 
planning,    should   be    compatible    with   each   other,    and 
where    questionable   uses,    in   terms   of  their    compatibility 
are   necessary  to    designate,    they    should   be   permitted 
subject  to    such    conditions    as    would   assure    their   fitting 
into   the    overall    scheme    without  destroying   the   public 
values    of  the   other   resources    in   the   area. 

Since    compatibility    is    the   key   criteria,    there    should 
be   a    systematic    listing   of  all    types    of  land   use   likely 
to   be   on    land   under    the   jurisdiction   of  the    Bureau   and 
a   determination    of  those   uses    which    are   known   to    be 
compatible    and   those   other   uses    where    safeguards 
are    essential   to    bring   them    to    a   point   where   they    can 
be    considered   compatible. 
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In    studying   the   relationship   between   uses,    to    deter- 
mine   -which    will   be    compatible    with   others,    the 
"nuisance"    approach   is    most  reliable.       In   using   this 
technique,    there    can    be   a  freedom   from    the   old 
cliches    which   result  from    use    of   established   lists   that 
have   been   handed   down   through    generations    while 
changing   practices    and   methods   have    completely   elim- 
inated  many   of  the    old  fears    and   problems. 

The    "nuisance   approach"    might  be   interpreted   as    -- 
"it  is   not   so    much   a    matter   of   what  you   are   doing, 
but  rather   how   you   are   doing   it".       Thus,    an   indus- 
trial  use    could  become    a   good   neighbor    to    the   most 
restricted   of  residential   uses    if  the   plant   were   care- 
fully  constructed;    noise,    vibration,    smoke    and  utility 
factors    were   properly   designed   and   controlled  in 
operation.       Likewise,    the   plant   could   be    well    setback 
on   the    site,    beautifully   landscaped,    carefully   lighted, 
traffic    carefully   regulated,    parking   provided,    shopping 
and   trucking   limited   and  other   of   the   conflicts    with 
other   neighboring   uses    eliminated.       To    say   that  this 
can   be    done   is   not   enough,    for   it  has    been   done    in 
many   industrial   parks.       This    approach   to    compatibility 
between   unlike   uses    is   not  limited   to    industry   in   a 
residential    area,    for   it  can    and    should   be    applied   in 
the    wilderness    areas,    in   the    resources    areas,    and 
in   open    spaces    where   the    compatibility   of   certain   uses 
will   determine   the    quality   of  the    major   use   of   an   area. 

DEFINITION    OF    AN    ENVIRONMENT 

Depending   on   the    scope   of  a    study,    the    environment 
can   be    considered   the    area   surrounding   a   use,    a 
planning   unit,    a   district,    the    state   or   the   nation   as    a 
whole.       The   larger    the   planning   unit,    the    greater   num- 
ber  of   environmental   factors   need   be   considered.       If 
an   individual   use   is    considered,    then   its    immediate 
surroundings    are    its    environment.       Each   individual 
use    will   also    create    an    environment  that   will   have    an 
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impact  on   its    surroundings.       The    regulations    of  the 
individual   uses    'will   make   possible   the   protection   of 
these    surroundings    and   prevent  pollution   of  the    air, 
streams,    hearing,    and   scenic    character    of   a   given 
area.       If   a   planning   unit  is   under    study,    then   both 
the    external   environment  and   the    several    internal 
environments    are    likely   to    be    involved. 

An   environment  includes   the   natural   conditions   that 
exist  and   the    activities    of  man    and  his    enterprises. 
In   some   instances    the   natural    conditions    can   be   modi- 
fied  or    adjusted   to    bring   about   better   relationships. 
In   almost  every    instance,    the    activities    of  man   and 
his   enterprises    are    subject  to    modification   to    meet 
the   requirements    of  the   natural    environment  and 
activities    considered   appropriate.       In    some    instances 
the   enterprises   of   man   have    succeeded    in    seriously 
damaging   his   living   environment,    and   once    accom- 
plishing  this   recovery   becomes    costly   if  not  impossible 

In   the    act  of   "planning"    the    study   of  the    relationships 
between    environment,    man   and   his    enterprises    are 
basic    ingredients.       The   effort  to    bring   all   into    a 
harmonious,    efficient  and   productive   relationship   in 
behalf  of  the    welfare    of   the    people   of  our    communities 
and  our    nation,    both   to    satisfy   todays   needs    and   to 
assure   that  there    -will   be    a   tomorrow,    is    at  the   heart 
of  assignments   to    persons    engaged   in   planning. 

ELEMENTS    OF    ENVIRONMENT 

A.        GEOGRAPHY 

This    section    is    to    provide    a   general,    yet  com- 
prehensive   description   of  the   physical    character- 
istics   and   political    entities    in   the   District.    Use 
maps,    overlays,    and   narrative   techniques   to 
develop   and   record   the    information.       Use   a 
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small    scale   District  Base   Map    with   overlays    as 
necessary   to    depict  the    information. 

1 .  Physical    Characteristics. 

Describe    the   physical    character   of  the   Dis- 
trict in   general  terms   only.       Do    not  include 
detailed   information   found   in   available   refer- 
ence  sources   or    more    efficiently   recorded 
in   Unit   Resource   Analyses.       Include: 

a.  Topography 

b .  Water    and   drainage 

c .  Vegetation 

d.  Soils 

e .  Geology 

2 .  Political    Entities. 

List  and   briefly   describe   the   political   entities 
■which   occur    in  the    District  and    are   involved 
in   or   relate   to   the    Bureau's    operation,    i.e., 
counties,    municipalities,    S.C.D.'s,    irriga- 
tion  districts,    conservancy   districts,    fire 
districts,    etc.       Include    a   person    or   office 
contact  for    each   entity   described.       Delineate 
the   boundaries,    when   information    is   avail- 
able,   of  these   political    sub-divisions   on    an 
overlay. 

B.        MANAGEMENT    IMPLICATIONS    OF 
PHYSICAL    DATA 

Consider   and   record,    on    a   District  basis,    the 
impact  of  various   physical    characteristics   and 
data   on   resource    management.       In   other    words 
discuss   the    management   advantage    and/or   prob- 
lems   associated    with  the    manipulation   of  resource 
use    due   to    unique    characteristics    of  the   physical 
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resources,    e.g.,    location    (name)    and    character- 
istics  of   a   physical   barrier   to   various    types   of 
access,    shortage   of  necessary   road   base   mater- 
ial  for    construction   of   access   routes,    climatic 
conditions    which   restrict  public   use    (excessively 
high   temperatures    and   potable    water    shortages), 
etc . 

Consider   the   following   physical    characteristics 
to    the    extent  they   apply: 


1. 

Climatic 

2. 

Topographic 

3. 

Hydrologic 

4. 

Vegetative 

5. 

Edaphic 

6. 

Geologic 

THE  ENVIRONMENT  FOR  THE  PLANNING 
UNIT 

In   preparing  the    Land  Use    Plan  for    a   Planning   Unit 
it  is    essential   that  the   proposals    and   recommendations 
be   related   to   the    specific    Planning  Unit   and   its    en- 
vironment.      The    existing  or    planned  use    of  land   on 
the   periphery   of  the    Planning   Unit   can   have    an    effect 
on   the   uses    within   the    Planning  Unit,    therefore   these 
relationships    should   be   identified   and   evaluated   in    mak- 
ing decisions    within   the   unit  boundaries.       Access    to 
and   through   the    area    can   critically   affect  the    appro- 
priate,   efficient  and   beneficial   use   of  land    within   the 
unit. 

As    mentioned   elsewhere,    all    BLM   planning   units    are 
physically   located    within  the    political  jurisdiction   of 
some    levels    of  government  other   than   federal.      A 
Planning   Unit   can    contain   areas    where    the    state,    the 
county,    special   districts    and    sometimes    a    city   may 
have    an    interest.       Since   the    goals   and   objectives   of 
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many   of  these   outside   agencies    may   be   very   different 
from    those   of  the    Bureau,    it   may   be   necessary 
through    coordination    efforts   to    secure   the    modification 
of  local    plans   to    protect  the    interests   of  the   federal 
government.       Close    'working   relationships    during  the 
preparation    of  local    plans    could   reduce   the   number   of 
potential    conflicts.       It   is   also    important  to    have   the 
outside   planning   agencies   take   the    Bureau's    planning 
proposals    into    account  and   to    observe    and   consider 
the    influences   of  these   plans    on   private    property. 

THE  BLM  LAND  USE  PLAN  AS  PART  OF  A 
LOCAL  LAND  USE  PLAN 

It   would   be   highly   desirable   to   have   the    Land  Use 
Plan  for   the    planning   unit  incorporated   into    the    official 
General    Plan  for    the    county   or    city  that   contains    the 
planning   unit.       This    would   provide   the    best  basis   for 
the    coordination   of   all   governmental   activities    as   they 
affect  both    public    and   private    land   and   land   uses. 

Where    there   is    a    coordinated   Regional    Plan,    all   of  the 
plans   for    the   planning   units    in   the    region  should   be 
incorporated   into    the   overall   plan.       It   is    through   this 
process   that  both   the    Bureau   and  the   local    agencies 
can  keep    each   other    informed   of  the   proposals   for 
future   use    and   changes,    and    where   public    and  private 
activities    are   about  to   take   place. 

Since   the    State   Planning   Law    in   California   provides 
for   the    official   adoption   of    "General   Plans"    (the   land 
use    mapping   portion   of  the   Land   Use    Plan    would   be 
the    same   type   of  plan   as   the    General    Plan)    and 
since    the    area   over    which   both    agencies   have   juris- 
diction   are   the    same,    it  would    appear    in   the    interest 
of  the    Bureau  to    participate    in    the   deliberations, 
studies    and   adoption    activities   for   the   local    govern- 
ment plans.      While    it   is   true   that  local   governments 
do    not  have   jurisdiction   over   federal   lands,     (unless 
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there   is    some    sort  of   consent  relationship)    there    may 
be   real   advantages    to    the    Bureau   in   having   their   land 
use   proposals   understood   and    respected   by   the   local 
governments . 

In  the    areas    adjacent  to    and   in   the   part  of  urban   de- 
velopment,   this   type    of  planning    coordination   is    absol- 
utely  essential   as   the   basis   for   decisions    on   the   part 
of  the    Bureau  in   their    evaluations    of  land   to    be    sold 
or   traded   for   public    or   private   urban   use. 

TYPES    OF    LAND    USE 

The   types    of  land   use   depicted   on   the   Land   Use    Plan 
will   reflect  the   nature,    resources    and   potentials    of   the 
particular   unit.       Assuming   that   multiple   use    principles 
■will   be    applied   to    all   units,    the   number   of  uses   that 
are   included    will   vary    with   the    resources    of  a   giver- 
area.       It   is   not  the    intent  of   a    sound   land   use   plan   to 
merely   label    all    areas    "multiple   use"    without   examina- 
tion  of  the    specific    types   of  uses    that   are    reasonable 
for   the    area.       The    exact  number    and   types    of  use 
will   be    a    reflection    of  the    materials   developed   in   the 
Resource   Analysis,    supplemented   by   input  from    other 
planning   agencies    as    they   view    both   public    and   private 
activities    within   the    Planning   Unit.       In   approaching 
the   preparation    of   the    coordinated   Land   Use    Plan, 
the  following   may    be    used   as    a   guide    in   identifying 
uses    on   the   planning   map  for    the    Planning   Unit: 

Primary   Use      Compatible   Uses  Conditioned   Uses 

Livestock               General    agricul-  Agricultural   pro- 
Forage                    ture  cessing 

Grazing  Feed   yards 

Irrigation 
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Primary   Use      Compatible   Uses 
Wildlife 


Habitat 


Outdoor   recrea- 
tion 

Hunting 
Fishing 
Aesthetic   values 


Conditioned  Uses 
Related   urban   uses 


Watershed 


Flood    control 

Basins ,    check 

dams 

Water    storage 

(lakes) 

Outdoor   recreation 

Aesthetic   values 


Power   generation 

Power   dams 


Minerals 


Extraction   of 
minerals 

Primary   refining 
&-  grading 
Extraction   of  rock 
&  gravel 


Smelting,    foundar- 

ies 

Batching   plants 

Hot   mix   plants 

Disposal    areas 


Forests 


Timber   production 
Planting 
Harvesting 
Lumber    milling 
Outdoor   recrea- 
tion 
Aesthetic   values 


Burning   of  slash 

Storage 

Transportation 

Manufacture   of   wood 

products 

Related   urban   uses 


Recreation 


Camping 

Boating 

Swimming 

Hunting 

Fishing 

Visual   or    scenic 

(aesthetic   values) 


Associated  urban 
uses 
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Primary   Use 

Recreation 
continued 


Compatible   Uses 

Contemplation 
(natural   preserves) 
Geological    areas 
Paleontological 
areas 
Historical   areas 


Conditioned  Uses 


Roads    and 
Trails 


Control    stations 

Maintenance 

stations 

Overlook   points 

Rest   areas 

Public    convenience 

stations 

Rubbish   disposal 

areas 


Service   facilities 
Equipment   storage 
&  repair 


Where    a    combination   of  land   use   types    are    existing   or 
possible    on    a   given    portion    of   a    Planning   Unit,    the 
most  permissive    classification    should   be   used.      As   the 
overlapping   uses   become   more    numerous,    the   primary 
function    should   be    established   and   only   the    related    com- 
patible  uses    should   be   permitted   in   the   land   use    and 
zoning    classifications. 

FUTURE    LAND    USES 

Many   of  the   types    of  land   use   that   can   or    -will   occur 
in   the   future    may    only   be   visualized   in    an    abstract 
■way,    for    they   are    impossible   to    define   before   the 
pressures    of  need   or   demand   for   the   development   of 
these   latent  activities    or   resources   become    apparent. 
It  may    be    possible,    however,    to    define    areas    where 
certain   opportunities   for   future    development   may   occur. 
Thus,     when   a   plan   for   recreation   is    projected,    it  may 
be   assumed   that   an    urban    complex   of   a    certain   sort 
or   dimension    may   occur    as    a    response    to    the    basic 
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resource    that   will   be    created.       New    towns    may   be- 
come   a   logical   development  adjacent  to    a   known 
mineral    source.       The   location   of  these   potential   urban 
areas    will   have   to    be    accommodated    with   utility    sys- 
tems   and   public    facilities    and   their   development  on 
public    land    should   be    permitted   only   after   these   feat- 
ures   are    provided   for    from    a    planning    and    budgetary 
standpoint. 

HOUSING 

A   multiplicity  of  housing   types    maybe   found  on   both   pri- 
vate   and   public    land.       The   variety    will    include   every 
mode   from    the   gypsy   trailers,    mobile   homes   that  are 
not  very    mobile,    mountain    cabins,    homestead   shacks 
on   rural   land,    farm    dwellings,    agricultural    workers 
camps,    single   family  homes    of    all   types    (on  home 
sites   varying   in   density  from    one   dwelling  to    many 
acres    to    houses    on   tiny   urban   lots),    multiple   family 
dwellings    in   town   houses,      row    houses,    apartment 
houses,    low    rise    buildings,    high   rise   buildings,    hotels, 
motels,    and   resorts    of  all   kinds,    etc.       This   housing, 
regardless    of  its   location,    size,    shape   or   density   also 
falls    across    all    spectrums    of   quality,    from    abject  rural 
and   urban    slums   unfit  for    any   habitation   to    the   finest 
environment  conceivable   for    man. 

Minimum    standards   for   housing   are   defined    in   the 
California    State    Housing  Act.       Additional    standards 
for   public   health   and    safety   are   to    be   found   in   the 
Uniform    Building   Code,    which   is    used   in    most  com- 
munities   as    the    minimum    standard  for    construction    of 
buildings    and   of   structures    of   all   types    and   for   all 
purposes . 

The    strictness   of   application    of  these    standards   is    of 
course    dependent  on   the   desires    and   ability   of  the    local 
agencies    responsible   for    administering   the    codes.    In 
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some    instances,    as    with  the   housing   of   agricultural 
■workers,    the   responsibility   for    enforcement  rests 
with  the    state.       Lack   of  adequate   personnel   has    in 
the   past  led   to    loose    administration   and    enforcement, 
sometimes    resulting   in   congressional    investigations    of 
local    abuses. 

HOUSING   DENSITIES 

Housing   densities    range   from    one   family   to    square 
mile   in   the    rural    areas   to    the   thousands    of   persons 
per   acre   found   in    Hong  Kong   and   probably    even   high- 
er  densities    in   other    places.       Density    is    meaningful 
only   as    it  relates    to    a    way   of  life,    what  people   in    a 
given   area    expect   and    want,    and   to    what  they   can 
afford.       High  densities   do   not  necessarily    mean   slum- 
like   living,    for    in    many    areas    the    higher    densities 
bring   people    into   new    apartments,    close    to    many    of  the 
finer    advantages    of  urban   living.       In   contrast,    there 
are   many   rural    slums    where   the    level   of  human    exist- 
ance   is   far    below    any   desirable    standard,    with  hous- 
ing in    scattered   shacks,    at   a   low    density.       Thus, 
density,    is    in   itself  not  a  villian,    but   can    become    a 
dangerous    factor    when   it  is    associated    with    substand- 
ard  conditions   of  the   dwellings    and   a   lack    of  amenities 
in   the    surroundings  . 

DENSITY    RANGES 

In   most  urban   areas,     where   the   land   is    relatively 
susceptible   to    development,    the   following   range   of 
densities    are   likely   to    be   observed: 

Hilly   areas,    land   over    15%   in  1    fam./l    or 

steepness  more    acres 

Hilly   areas,    land   below    15$  2   fam./ac. 

Flat  land,    single   family   detached 

housing  5-7   fam./ac. 
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Flat  land,    large   homes,    detached 

single   family  2-1+   fam./ac. 
Suburban    multiple   family   town 

houses  8-10    fam./ac. 

Mobile   homes    parks  10-12   fam./ac. 

Apartments,    medium    density  15-30    fam./ac. 

Apartments,    medium    density  8-15   fam./ac. 
Apartments,    high   density,    high 

rise  30    plus   fam./ac. # 

*    The   ultimate   density   may   be   determined   by   the    ability 
to   provide   off-street  parking   in    accordance    'with   local 
laws,    for   the   residents    and   visitors. 

Note:    All    densities    are   net,     where   land   for    streets 

and   other    public   facilities   have   been    subtracted 
from    the   total   acreage. 

URBAN    RENEWAL 

Urban    renewal   programs   have    been   in    effect  in   the 
United    States    since   the   passage   of  the    Housing  Act 
of  1949.       In   large    part,    these    programs    have   been 
addressed   to   the    elimination   of   blighted    conditions    in 
the   heart  of  urban    areas.       Some   projects    have   been 
completed   on   open    land    where,    for   one    reason   or 
another,    past   activities    of  man   have    subjected   land 
to   uses    which    were    physically   or    economically   impos- 
sible  to    consumate.       The    subdivision   of  hilly   areas 
with   impractical    street  systems,    the    subdivision   of 
flood   areas   or   the    lake   bottoms    are    examples    of  the 
latter   type    of  abuse   of   sound   land   development  practice. 

At  the   heart  of  these    programs    is   the    philosophy   that 
many   of  the   troubled   spots    in   our   communities   have 
not  been    and   cannot  be   eliminated    without   some   form 
of  public    action   and   financial    participation.       The   action 
programs   for   the    most  part  involve   the   use   of  the 
"right   of    eminent   domain"    where    property    is    acquired 
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through    condemnation   by   a   public    body.       The    "public 
purpose"    involved   in   these    actions    is   defined   as   the 
elimination    of  blight  and  the    restoration   of  economically 
sound   land   use.       The   public    participation   is   limited 
to   the    grants   in   aid   that  are    available   from  the  federal 
government    (in   most   instances)    to    help    "write   off  the 
differences    in   cost  between   the   value   of  land    with 
existing    structures    on   it  and   the   value   of  the    same 
land   in    the    open    real    estate    market   after   the   removal 
of  the   buildings    and    structures    and   the    reforming   of 
the   land   pattern,    possibly   including   changes    in  topo- 
graphy,   pattern   of   streets    and    the    installation   of   essen- 
tial  utilities. 

In    most   states   the    reuse   of  the   land,    excepting  for 
essential    public   facilities    such    as    parks    and    schools, 
is   limited   to    activities    of  private    enterprise. 

It   would   be    an   understatement  to    indicate   that  these 
programs    are    surrounded   with    controversy. 

STREETS,  ROADS  AND  HIGHWAYS 

At  least  two    levels    of   interest   are    involved   in  the    de- 
velopment of   a    circulation    system    within    a    Planning 
Unit.       One    is   the    development   of   roads   to    serve   the 
general    motorist   who    is    interested   in   passing  through 
an   area    enroute   for    other   than    a   local   destination. 
This    category   of   arterial    will   vary  from    the    simple 
farm    to    market  road,    to    the    highway   that  is    part  of 
the    County   Highway    system,    to    the   highway   that   is    part 
of  the    state    system,     (either    with   federal    aid   or    sup- 
ported  only   by  the    state),    to    the    several    classifications 
of  freeways,    depending   on    whether   the    route   is    part  of 
the    Federal    Interstate    System    or   only   part  of  the 
state   freeway   system.       In   all   of  these   instances,    the 
BLM    is    in   a   position   to    assist  the   local   agencies    in 
their   development  of  these    roads    by   making   land   avail- 
able   in   areas    where    the   resources   protected   by   the 

-108- 


Bureau    are   not  adversely   affected.       In    its    conserva- 
tion  role    it  is   imperative   that  the    Bureau    "work    closely 
•with  the   highway   builders,    indicating   to    them    the   reas- 
onable   alternatives    that  can   be    developed    without,    at 
the    same    time,    destroying   resources   that   represent 
great  and    continuing  value    to    the   general   public . 

A   second   level   of   interest  in   the   development  of  a   road 
"system"    is   the   use    of  the   basic    roads    plus   local    ac- 
cess  routes   to    open    areas   for    the    exploitation   of  those 
resources,    either   natural   or    man    made   that  lie    within 
the   Planning  Unit.       The   locational   planning,    design 
and   construction   of  these   access    roads    must  be   done 
with   the    same   level    of   care    as    is    suggested  for    main 
arterial    systems.       They   should   be   placed    and   devel- 
oped to    standards    that  respect  the    environment  through 
which   they   pass.       They    should   not  be   underdesigned 
to   the   point   where   they   limit  the   use   of   an   area   beyond 
the   desirable   limits,    nor   should   they   be    overdesigned 
to    destroy   the   landscape   and    cause   damage   to   the   re- 
sources   that  they    are   designed   to    serve.       The   roads 
should   be   designed   to    standards    that   would   provide 
access   for    an   appropriate   number   of  people    at  reas- 
onable   rates    of   speed   and    with   adequate    safety  to   the 
selected   place,    developments    or    resources    and   make 
possible    the   optimum    use   of  the   facilities    or   removal 
of  resources. 

Where    the    road   is   to    give    access   to    a   recreation   or 
scenic    area   it  should   be   designed  to    create   vistas    and 
introduce    persons    to    the   spirit  of  the    environment  be- 
fore  they    approach   the   destination.       These    "scenic" 
drives    may   be    considered   by    some   to    be    of   secondary 
importance   to   the   primary   function   of  providing   access 
to    a   use,    but  they   can    set  the    stage   and    mood  that 
can   greatly    enhance   the    enjoyment  of  the   primary 
use. 
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STREET    AND    HIGHWAY    STANDARDS 

Two   types    of   standards    control   the   development  of 
streets    and   high -ways.       One   is   the    construction    stand- 
ard,   generally   developed   as    a   relationship   between 
the   types    of  loads    that  the    street   will   be    compelled   to 
carry    and   the   types    of   construction   to    be    used.       Con- 
sultation   with   local    engineering   departments    will   be   im- 
portant because    with   different   weather    and    subsoil 
conditions    in   each    Planning   Unit.       The   type    of   con- 
struction   and   material   used   and   the    services   to    be 
rendered    should   reflect  the    differences. 

The    second   type    of   standard   has    to    do    with   the    geo- 
metries   of  design.       This,    too,    will   vary   from    area 
to    area,    depending   on    the   nature    of  the    road,    the    type 
of  traffic    it  is   to    carry,    the    speeds   that  are    to   be 
accommodated   and   the   nature    of  the    area   through    which 
the   road   is    to    pass.       Local    engineering   and   planning 
agencies    can   be    of   assistance    in    securing   this   data. 

The    State    Division   of   Highways    can   also    be   of  great 
help   to    the    Bureau  for   it  has    within   its    ranks    some    of 
the   best   engineering   professionals.      Many   of  the    stand- 
ards   applicable   to    state   roads    will   also    apply   to    roads 
on    Bureau   land.       A    considerable    amount  of  design 
data   is    available    in   the    department's    "Planning  Manual". 

PUBLIC    AND    QUASI    PUBLIC    FACILITIES 

Public    facilities    involve    a   great  number   of  different 
types    of  uses    and    activities   under   the    administration 
and   management  of   a    multiplicity   of  local    agencies. 
These   facilities    serve   both   social    and    economic   needs. 
These    would   include : 

Local    schools,    colleges,    universities.       These 
public    educational   institutions    serve   to    educate 
the   people,    thus    are    considered    social    and 
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cultural    elements    of  the    plans.       Private   and 
parochial    schools    also    serve    important   segments 
of  the   population. 

Parks,    playgrounds    and    other    recreational   facil- 
ities.      Recreation   in   general    is    considered   an 
important   social   activity    in   that  it   affords   persons 
opportunities   for    pleasure    and   relaxation.       Inso- 
far   as    it  keeps    men   fit   to    do    a   better    job    at   their 
vocation   it   can   have    important  economic    conse- 
quences.      Private   recreational    activities   must 
also    be    considered   in  t  he    development  of  a   plan. 
Some    may   occupy   large    and   important  areas    of 
land . 

Historical    sites.       Both   natural   and    man    made   his- 
torical features    serve   to    develop    social   pride   in 
our   national    and   local   heritage.       In    some   areas 
the    preservation   and   re-creation   of  these    evi- 
dences   of  the    past   can    also    become    important 
economic    assets    as    attractions   to    tourists. 

Flood    control.       The   development  of  dikes    and 
flood   control   basins    serve    both    social    and   econ- 
omic   purposes    as    they    protect  man's    life   and   his 
property   from    loss    and   damage. 

Hospitals,    religious    centers    and   other   institutions. 
These,    in   general,    are    quasi   public   facilities,    but 
they   are   important  parts    of  our    communities    and 
they   serve    many   of  the    social   needs    of  man. 

In   almost   every   instance    where   the    Bureau   can   assist 
local   communities    to    provide   the   numerous    services 
through   the    sale   of  land  for    social   purposes    it  also 
serves    important   economic    ends,    since   the   land   made 
available    is    at  a    cost  that   can   relieve   the    local   govern- 
ments  from    adding   to    the   tax   burdens   that  they   would 
otherwise   have   to    assess    against  their    citizens    if  the 
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facilities    were   to    be    located   on   other   than    Bureau 
land.       Thus,    this   type   of  land   disposition   by   the    Bur- 
eau  can   be   of  great  public    interest  and  value. 
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RECREATIONAL    PLANNING 

In  the   development  of  a   planning   program    for   recrea- 
tion  there    are    a   great  number    of  planning   levels   to 
deal    with.       First   there    should   be   the   identification   of 
the   areas    where   the    recreation   facilities    are,    can   or 
should   be   located.       Then   there    should   be    considera- 
tion  of  the    access    that  is    or    should  be    made   available 
to    all   of  these    areas.       Then   there   should   be   an   evalu- 
ation  of  the   types    of  recreation    suited   to    the    areas    and 
the   need   for   these   kinds   of   recreation.       Folio-wing   this, 
detailed   plans     for    each   one   of  the   recreational   areas 
should    be    prepared    to    provide    the   kind    and    quantity 
of  service   that  each    is    capable    of   supplying.       Prior 
to    construction   site   planning   should  be   done    in   consid- 
erable   detail    in    order    to    establish    costs    for    the    "work 
to   be    done   followed   by   the   phasing   of  the   operations 
in   order    to    accomplish   it   -within    the   budgetary   limits 
established   for   each   fiscal   year. 

Special    studies    will   have   to    be    made   of  the    desert 
areas    to    determine    what   sorts    of  recreation    can   be 
permitted   in   the    desert   without  destroying   the    ecology 
of  the   desert  landscape    and   tender   relationship   between 
the   desert   soils    and   the   plant  life.       The   recreational 
opportunities   for   four-wheel   drive   vehicles,    dune   bug- 
gies,   and   motor    cycle    clubs    will   have    to    be    considered 
and   areas    where   those   vehicles    would   do    the   least 
damage    to    the   surrounding   ecology    should   be   identified. 
An   effort   should   be    made    with   the    coordinated   assist- 
ance  of  the    counties,    to   identify    and   allocate   land    where 
this   type   of  recreational   opportunity   can    be    enjoyed, 
defining   other   areas,    in   cooperation   with   the    motor 
cycle    clubs,    etc.,    for   the   preservation   of  the   desert 
environment. 

It   appears    as   though   two    levels    of   activity    are    going 
to   be    essential   from    a   planning   standpoint:    1)    The 
identification    of  the    areas    that   lend   themselves    to    this 
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type   of  recreational    activity   and,    2)    The   public    rela- 
tions   work   that  is    essential   in   dealing    -with  the   groups 
that  desire   to   use   these    areas   for   their   recreational 
activities  . 

If  there    is    only    a   limited   means    of  controlling   the    ac- 
cess  to    these   public    lands   legally,    there    is    always   the 
possibility    of   a    close    working    relationship    with   the 
larger    groups,     securing   their    understanding   of  the 
impact  of  their   activities   on   the    terrain   and    encourag- 
ing  their   use   of   appropriate    areas    rather   than   unlimited 
use   of  the    entire   desert. 

It  is    also    necessary   to    identify    where    open    mining   pits 
and  other   dangerous    areas    are    and   to    advise   the    clubs 
that  are   involved   in   the    recreational   use   of  the   desert. 
Perhaps    rather   than    extensive   use   of    warning   signs 
in   the    desert  the    clubs    and   groups    should   be   given 
location    maps   to    help   them    avoid   the    dangerous    areas. 
There    might,    thus,    be   a   greater    degree    of   coopera- 
tion  between   the    Bureau   and   the   use   groups   for    the 
protection   of  the   toal   desert. 

As   indicated   on   page    19   of  the    California   Management 
Study,    it   is    recommended   that  legislation    and   regula- 
tions  for   the   protection   of   public    lands   from    such 
abuses    as    unrestricted   motor    cycle   usage    must  be 
developed.      While    at  the    same   time   permitting  uses 
where    appropriate.       Here    again   it   would    appear    most 
logical    to    identify   those   areas    where    such   use    would 
be    appropriate   and   to    start  by    asking   the   users   to 
identify    their    activities    with   these    areas.       On    page    20 
of  the   California   Management   Study,    the    level  of  plan- 
ning  essential   to    the    welfare    of  the    recreation   program 
is   listed    as    1)    overall   district   planning,    2)    master 
plans    and   by   this    I    would   assume    its    the   land   use    plan 
in   terms    of   recreation   for   the    planning   unit,    3)    recrea- 
tion  access    planning    which    would   be   part  of  the   overall 
district   plan    and   the    master    plan,    i+)    cooperative 
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planning    which   involves   the    relationship   between  the 
Bureau   of  Land   Management   and   other    recreation 
planning   agencies,    and   5)    management  planning,    which 
could   also    become    a    cooperative   relationship   between 
the    Bureau's   recreation   program    and   the    program    of 
other    recreational    agencies    in   the   given   area. 
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PUBLIC    UTILITIES 

Public    utility   data   is   valuable   from    at  least  two    points 
of  view.       First,    it  identifies    the    areas    where    ser- 
vices   are,    or    can    be,    provided   and   the    types    and 
quantity   of   such    services;    and    second,    it   shows   the 
location   of   alignments   for   these    services    and   the    land 
or   easements    required  for   the   various    types   of  in- 
stallations,   including:    power    generation   plants,    trans- 
mission   lines,    transformer    stations,    etc.       In   the 
water   field,    data   on   the   location   of  existing    and   pro- 
posed  sources,    storage   areas,    distribution    systems 
and   similar    essentials    should   be    determined.       Sewer- 
age  disposal    systems    of  all   types    and   their    applica- 
bility  to    the   various    portions    of  the   Planning   Unit 
should   be    investigated,    especially   if   any   forms   of  ur- 
banization  is    contemplated,    either    as    a   primary   use 
or   as    one    developed   in   support  of   some   primary   pur- 
poses,   such   as    recreation. 

LOCATION    OF    PUBLIC    UTILITY    LINES 


Power,    Light   and    Telephone.       Wherever   possible, 
power    and   telephone    lines    should   be   underground. 
The    cost  factors    related  to    the   under  grounding   of 
utility   lines   have    been   appreciably   reduced   in   recent 
years   to    the   point   where   they    are    possible    to    secure 
without  becoming   an    excessive    economic    burden   on 
development. 

In   rural   or    mountainous    areas    there   may   be    additional 
reasons   for   underground   utilities.       Fires    have    some- 
times   resulted  from    wind   storm    damage    to    pole   lines, 
grounding   transformers    and   lines    and   causing  the    ig- 
niting  of   brush   and   timber   lands.       In    rugged  terrain 
and  forests    it  may    also    be    much    easier,    physically, 
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to    install    cable   lines    than   to    erect  poles    and   suspend 
■wires.    Maintenance    "would    also    be    less    difficult  for 
better   access   to   the   lines    would   be   possible. 

Some   of  the   higher   voltage   transmission   lines    cannot, 
however,    at  this   time,    be   placed   other   than   overhead. 
Where   this    method   of  transmission   is   necessary,    the 
property   over    -which   the   lines    pass    should   be   planned 
to    minimize   the    adverse   visual    effects.      Where    wide 
rights   of   way   are    set  aside,    there    should   be   a    quality 
of  maintenance    within   the   right  of   way    to    at  least  the 
same   level    as   the    surrounding   development.       If   some 
multi   purpose   use    such   as    recreational   or   parking 
can   be    placed    within   these    easements   they   could   serve 
the   adjoining   properties    to    a   higher   degree.    Where 
overhead   lines    are   placed   in   urban   communities,    they 
should   be    in    easements    at  the    rear   of  properties    and 
not  clutter   the  visual    qualities    of  the    streets    and   high- 
ways . 

Lines   feeding   street  lights    should   be   underground   or 
the   lights    should   secure   their    power   by    way   of  adja- 
cent buildings. 

Telephone   Lines.       These    essential   lines    should   also 
be   underground,    in    cables,    wherever   possible. 

Water   and    Sewerage    Lines.       These   lines    are   usually 
in   the    streets    and   highways.      Wherever    alleys    are 
provided,    the   lines    should   be    located   in    the    alleys    in 
order   to   keep   the    streets   in    service    when    maintenance 
and   replacement  are    required. 

Storm    Drain.       In   many   areas   the    streets    are   the 
storm    water    collectors,    the    curbs    and   gutters    acting 
as    small    channels    leading  into    the    main    collector    sys- 
tem.      Storm    drains    begin    at   catch   basins,    -where   the 
water   is    directed   into    pipes    and   then   into   flood   con- 
trol  or    river   basins.       Storm    water   and    sewerage   is 
seldom,    if   ever,    directed   into    the    same    system. 
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FIRE    PROTECTION 

The   plan    should   identify   the   location  of   existing   and  fu- 
ture   centers   for   fire    prevention   and   control.       These 
stations    should   be    coordinated    with  the   activities   of 
the    State    Fire  Marshall,    the    County   and    special   dis- 
trict fire    departments    and   other   fire   protection   agen- 
cies,   including   the    Forest   Service   and   the   National 
Park    Service. 

This   function   is    intended  to    provide   for    the    protection 
of  unique   natural    and   historical   resources    against   wild- 
fires   and   the   protection   of   most  valuable   land   areas. 

The   fire    control   plan    must  become   part  of  the  Unit 
Land   Use    Plan   in   the    identification  of  fire    breaks, 
control   points,    access    route,    fire   roads,    etc. 

THE    CONTROL    OF    APPEARANCE 

One   of  the    main   pollutants    of  the    environment  is   the 
careless    attitude   toward   the    appearance   of  the   land- 
scape.      There    is    little   or   no    reason    why    all   the    act- 
ivities  of   men   cannot  be   conducted    with   care   or    why 
people    must  leave   debris    about  to    deface   the    country- 
side.      A   considerable    amount  of   concern   has   been 
expressed   in  national    and   local    areas    about  the   need 
for   a   direct    attack    on   this    problem.      With   the    con- 
siderable   amount  of  land  under    Bureau   control,    it 
would   appear   that  the    improvement  of  the    state   land- 
scape   could   make   great  strides    if  activities    on   all 
federal   land    were   to    be    subject  to    good   housekeeping 
rules . 

Where    Planning   Can    Provide    Guidelines 

In   the    areas   of   mining.       The    extraction   of   minerals 
or   building    materials    involves    the   disposal   of   consid- 
erable   waste.       This    disposal    operation    can    be    plan- 
ned  in    advance    and   the    waste    materials    could   become 
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a   permanent  part  of   a   reshaped   landscape,    -where 
they   are    a   pleasant   addition   rather   than   a    careless 
intrusion   on   the   visual    characteristics   of   an   area. 

Where    rock,    sand    and   gravel    are    mined,    the   areas 
should   be   planned   in    such   a    "way   that   screening,    fenc- 
ing,   controlled   slopes   and  the   treatment  of  the   ultimate 
depressions    are    all    maintained   and  left  in    a   condition 
■where   they    may   form    useful   functions   to    satisfy  the 
future   needs   of  the    surrounding   communities.       If  these 
areas    are    properly   planned   they    may   become  future 
recreational   areas,    possibly   after   being   used  for   the 
disposal   of   sanitary  fill.       If  the   future   use    as   a   dis- 
posal   site   is    also    planned   and   the    materials    placed 
are   properly   compacted,    the    site    could   be   used  for    a 
multitude   of   economic    purposes,    including   the    erection 
of  buildings . 

In   recreational    areas.      Where    recreational    areas    are 
opened   to    the   public,    on   the   desert,    in   the    mountains 
or   along   the    shore    of  newly    created  lakes,    there   is 
almost   always   the   demand  for    some    clustering  of   com- 
mercial  uses,    including   gasoline    service    stations,    res- 
taurants,   general    stores    and   the   like.       These  facilities, 
"when   needed,    should   be   carefully   planned   to   fit  into 
the   environment  rather   than   imposing   upon   it  and   de- 
facing  the   landscape    -with   parked   and   abandoned   cars 
and   a   proliferation   of   signs    and   billboards. 

Quite   often  the    commercial    elements    associated   "with   a 
recreational   area    will    cause   the   natural   recreational 
features   to   be   demeaned  to    the   point   where   they   no 
longer    are   attractive   to   the    general   public . 

Access    highways    and   roads.       The    careful   design   of 
these    motorways    is    essential   in   the   preservation   of 
the   areas   through    which  they   pass.       The   repair    and 
replanting   of   cut   and  fill   areas  is   of  great   importance, 
not  only  for   the    sake    of  appearance   but  for   the   pur- 
pose  of  preventing   erosion   and    slides. 
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Signs .       The   prohibition   of  other   than   carefully   located 
and   skillfully   designed   directional    signs    is    mandatory. 
Where    signs    are    essential,    they    should   be    grouped 
rather   than   having    series   of   signs    on   a   multitude   of 
sign   posts,    facing   in   all   directions,    at  all   heights,    in 
all    combinations    of   colors    and    •with   poorly   presented 
information . 
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TECHNIQUES  FOR  PREPARATION 
OF  THE  LAND  USE  PLAN 


One   must  begin   somewhere    --    the   methods   used   in 
local   communities    can   become   the   basis   for   develop- 
ment of    Bureau  techniques. 


OUTLINE  FOR  DEVELOPMENT  OF  LAND  USE 
FLAN 

Introduction 

The   first   studies   for   the   development  of  the   Land  Use 
Plan   should   begin    -with  the   broader,    regional   or   dis- 
trict approach.       This    would   include: 

A.  Determining   the    overall   distribution    of   a   resource, 
use    and   activities. 

B.  Determining  the   geographical,    topographical    and 
other   factors    that  tend  to    identify    "Planning  Units" 
as    logical    elements. 

C.  Determining   the    interplay   of  forces    in    an   area 
to    determine    "which   bind   activities    or   uses    "with 
each   other    and    which    can   be   dealt   -with   individ- 
ually . 

D.  Determining    "which  factors    in   one    Planning  Unit 
have    a   relationship    with   uses   or    resources    in 
other   units,    either   good   or    poor    and    what   act- 
ions   must  be   taken   to    adjust  activities    in   one   unit 
to    have   them    become    compatible. 

Once   these   determinations    are    made,    the    external 
forces    and   interactions    "within   and   between   Planning 
Units    "will    set  the   basis   for   the    internal   planning  of 
the  Unit   itself. 

OUTLINE    OF    PROCEDURE 

A.        Base   Maps 

Base   maps    adequate   in    scale   to    clearly    show    the 
proposed  uses    of  land   and   the    circulation    system 
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should   be   prepared  for    each   Planning   Unit. 
Where    detailed    study    requires,    larger    scales 
should   be   used.       The    exact   scale   for    each 
study   should   be   related   to   the   detail   required 

B .  Goals    and   Objectives 

The    Goals    and    Objectives    defined    in   law    and 
policy    statements    should   be    analyzed   to    deter- 
mine   their    applicability   to    the    Planning   Unit. 

C.  Research 


1.  Unit   Resource  Analysis,    using   the    Outline 
Guide   as    reference. 

2.  State    Economic    Profile,    used   as    an   overall 
frame    of  reference. 

3-       District   Economic    profile,    using   data   avail- 
able  in    the    local    agencies    -within   the   district. 
The    State    Profile    should   be   used   as    an    out- 
line  for   the    classification   of  local    data. 

4.  District   Social   Profile,    using   data   developed 
by    many    agencies    within   the    District   which 
will    show    the   needs    of  people   for    schools, 
parks,    institutions    and   other    public   facilities. 

5.  Local    "Outside"    Planning   Data.       Secure 
all   plans    and   programs   from    local   agencies 
wherever   these   plans    affect  land    within   the 
Federal    ownership    or    in   the    areas   immedi- 
ately  adjacent  to    such   land.       These   plans 
would   include   land   use,    circulation,    public 
facilities,    public   utilities,    flood    control,    etc. 
(include   Counties,    special   districts    and 
cities)  . 
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6.  State   Planning  Data.       Secure   data   on   all 
State    Plans   that  may   affect  Federal  land   or 
its   use. 

7.  Federal   Planning  Data.      Secure   data  from 
other    Federal   agencies   on   the   plans   they 
have  that   could   affect  the    Bureau   land   or 
its   use. 

8.  All   other   private   plans    that   may   have   an 
affect  on   the   use   of  Federal   land   in   the 
Planning  Unit. 

D  .        Review   and   Analysis 

1.  Classify   all   research   data  for    processing 
by   EDP. 

2.  Quantify   all   resource   data  for    data   process- 
ing. 

3.  Plat   "prime"    resources    wherever   they    can 
be   identified. 

i+.       Plat      "secondary"    resources    or    potential 
uses    wherever   they   can   be   identified. 

5.  Plat    "other"    resources    or   potential  uses 
■where    possible. 

6.  Determine    appropriate   relationships    where 
uses   are    compatible    with   each   other   and 
identify    conflicts . 

7  .       Prepare    brief  report  describing   reasons 
for   decisions   to   become   basis   for   develop- 
ment of   consistent   standards   of  practice. 
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8.       Analyze   decisions    on   land  use    in   reference 
to    "goals    and  objectives". 

E.        Concept  Plan 

1 .  Locate   existing   circulation   system    on   map   of 
Planning   Unit.       Include   freeways,    highways, 
local    streets,    access    ways,    fire   trails,    rid- 
ing  and   hiking  trails  ,    etc  . 

2.  Locate    existing   and   planned   rivers,    lakes, 
flood   control   features,    power   lines,    etc. 

3.  Locate    "prime"    resource    and    activity   areas, 
either    existing  or   proposed,    by   type. 

4.  Locate    "secondary"    resource    and    activity 
areas,    either    existing   or   proposed,    by   type. 

5.  Locate    all   proposed   or   potential   uses    or 
activities    on   public    or    private   land   as    indi- 
cated  on   plans    by    other   public    agencies, 
(Federal,    State,    Local)    or    private   groups 
or   individuals. 

6.  Locate   proposed   circulation    system    as    iden- 
tified by    State,    county,    or   other    local   agen- 
cies   and   the    access    routes   needed   by  the 
Bureau   to    maximize    the   utilization   of  its 
resources . 

F  .        Testing  the   Concept   Plan 

1  .       If  alternate    concepts    can   be    applied   to    speci- 
fic   portions    of  the    plan   these    should   be   tried, 
determining   how    each    alternative    either   bene- 
fits   the   overall   plan,    especially    in   terms    of 
the   goals    and   objectives.      Management   prob- 
lems   should   be   evaluated  for    each   alterna- 
tive. 
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2.  Determine   benefits    to    general   public    of   each 
of  the    alternatives,    in   terms    of   social   and 
economic    needs    as    identified   in   the   profiles 
of  the    area. 

3.  Modify   the    "concept"    plan    -where    advantage- 
ous  to   the    general    public   or    where   manage- 
ment by   the    Bureau    would   be    in   accord 
with  the   goals   and   objectives. 

i+.       Discuss    "concept"    plan    with   local   agencies, 
officials    and   the   general   public    at   special 
meetings    arranged   for    this   purpose. 

5.  Review  and  adjust  plan  based  on  construct- 
ive "input"  resulting  from  hearings  and  dis- 
cussions . 

6.  Review    "concept"    plan    with    State    Director. 

G.        Land   Use   Plan   for    Planning  Unit 

Following   review    by   interested   public    agencies 
and   private   groups,    prepare    Land   Use   Plan   in 
final   form,    including: 

1 .  Land   Use   Map,    depicting   a   totally    coordin- 
ated  system    of  land   uses,    public   facilities, 
public    utilities    and   circulation. 

2.  A   series    of  policies,    setting  forth   the    man- 
ner  in    which   the   land   and   its    resources    will 
be    managed,    traded    and   disposed   of,    includ- 
ing  a   priority   for    actions . 

3 .  A  Land   Use   Plan    Report,    containing   stand- 
ards  of  practice   for   use,    development,    man- 
agement  and   disposal.       This    report  will    also 
contain   the    background   on   the    basis   for   the 
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decisions    made   in   development  of  the   plan 
and   guides   for    changes    and   amendment. 
Performance   standards   for   the   various    pri- 
vate  uses    on   public    land    will   also    be   part 
of  this    report. 

H .        Implementation   of  the   Plan 

1.  Submission    of  the   Land  Use    Plan   and   report 
to    all   local   governmental   agencies    within   the 
Planning   Unit  for    adoption   as    part  of  their 
General   Plan    and    zoning. 

2.  Coordination    of  management  of   resources 
within   the    Bureau  to    maximize    the    advan- 
tages  of   existing   and   potential    resources    to 
the   general   public . 

3.  Coordination   of  exchanges   and    management 
with   other    Federal    agencies ,    as    arranged 
through   the    State    Office   of  the    Bureau. 

k.       Coordinate    development  on    Bureau   land    with 
proposed   private   developments    on   land   ad-   . 
jacent  to    or   having   access    relationships    with 
Bureau  land. 

5-       Coordination   of  land   disposal   or    exchanges 
with    the    state,    through   an   agency   of  the 
State    Government,    appointed   by   the    Governor 

6.       Coordination   of  land   disposal    activities    with 
local    agencies,    at   a   regional   level    where 
possible,    at  a   county   level    where   there   is 
no    regional    agency,    at  city   levels    where   the 
county   has   no    active    planning   program,    and 
by   a   team    of   Planners   from    the    State    Office 
of  the    Bureau   where   there   is   no    effective 
local    planning. 
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7.  Prepare    programs    and   budgets   for   the     de- 
velopment of  resources    and   access   to    re- 
sources . 

8.  Prepare   detailed   plans    and    working  drawings 
for   first  priority   programs. 

Plan   Maintenance 


1.  Review    and   amend   plan   in   terms    of  chang- 
ing National,    State,    District  and   local   needs 

2.  Review    and   amend   plan   in   relationship   to 
new    goals    and  objectives. 

3.  Review    and   amend   plan   based   on   new    tech- 
niques,   practices    and    experience. 

i+.       Coordinate    all   changes    with   agencies    and 

persons   participating   in   the   planning  process 

5.       Secure    amendment  to    local   plans    and  ordin- 
ances   intended  to    assist  the    Bureau   in   ad- 
ministration   of  the   Land   Use   Plan   and   its 
programs . 
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COORDINATION   AND    PUBLIC 
PARTICIPATION 


THE    IMPORTANCE    OF    DEVELOPMENT 
COORDINATION 

Next  in   importance   to   the   development  of  the   Land 
Use    Plan   is   the    coordination   of   its   implementation, 
both   internally   and   in    cooperation    with   other    agencies 
of  government  and   public    and   private   utilities    and   pri- 
vate  interests.       Not   even   the    Bureau,    with   its   vast 
land   holdings,    exists    in   a    world   by   itself.      What   it 
plans   to    do    and   the   timing   will    affect   many   agencies 
and   what  the   other   organizations   or   people    do    will 
affect  the    land  under    Bureau   management.       One  has 
but  to    observe   the    intermixture   of  ownerships,    even 
in   the    best  blocked   lands   to    see   the    significance   in 
coordinating    Bureau   land   planning   and   management 
with  the    regional   activity   programs    and    commitments. 

Coordination 

A  great  deal   of   coordination    is   now    going   on   between 
the  various    levels    of   activity   in   the    Bureau.       There 
is    a   need,    however,    to   formalize    some    of  the    chan- 
nels  for    this    coordination,    to    lessen   the    number   of 
contacts    that  are   now    the   responsibility   of  the    Bureau 
and  to    place   the    responsibilities    in   the   hands    of  local 
agencies,    especially    in   the    areas    where    land   disposal 
programs    are   most   active. 

The    State    Office   has    begun   this    coordination   program 
through   the    establishment  of  its    State   Advisory    Board. 
For   the   time   being,    however,    this    appears    to   be    more 
of  a   discussion   group   and   sounding  board  for   policies. 
The   need  for   a  formalized   coordinating    "function"    in 
the    State    Office   is    dramatized   by   the   number   of   con- 
tacts   made   by   the    State   and   District  offices    in   dealing 
with   other   federal    agencies,    with    state    agencies    and 
with   district  offices. 
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There    is    the   need,    also,    for    coordinating   activities 
outside   of  the    State   office,    at  District  levels.       This 
could   be   through   the    -working   relationship   of  a   Dis- 
trict planner-coordinator    with    "SCAG"    type    regional 
agencies,    or   lacking   such,    a    county   agency,    pre- 
ferably  the    Planning   Department.      Where   the   above 
local   agencies   do    not   exist,    there    will   have    to    be    the 
continuance   of  the    present  activities    on   the    part  of  the 
District   Offices,    dealing   with   the    many    counties,    cities, 
special   districts ,    public    utilities    and   private    citizens    on 
an   individual   basis,    and  the    coordination   of  their   re- 
quests   and   resolving   of  protests    and   conflicts    by 
Bureau   personnel. 

Public    Participation 

The    involvement  of  the   public    is,    essentially,    an   inte- 
gral  part  of  the   planning   process    in   all   governmental 
activities . 

This    participation    should   be   based   on   the    public    being 
provided   a   background   of  information   on    the    subject 
under   discussion.       The   public    suggestions    and   recom- 
mendations   solicited    should   be    constructive,    contribut- 
ing  to    the    planning   process    by    giving   added   depth   to 
the   proposals   under    consideration. 

There    are    many   interested   publics.       Some    are   indiv- 
iduals .       Others    are    groups    and    associations    with 
special    projects    to    support  or    object  to .    The   value   of 
public    participation    should   not  be    measured    by  the 
numbers    of  protestants ,    but  by    the   content  of  the   pro- 
test  and   the   validity   of  the    assumptions    upon    which    they 
are   formulated.       It   is    essential   that  the    avenues    of 
communication    with   the   people    whose   land   the    Bureau 
guards    and    manages    be   open    and   the   response   should 
be   as    complete    as    possible. 
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Citizens    Committees 

Establishing   contact   with   the    public   is   not   a    simple 
matter.       Only    special   individuals    or   groups,    interest- 
ed  and   immediately   involved   in   one   matter   or    another 
becomes    aroused    enough  to    intervene    in'  planning 
functions    or   public    meetings.       The   selection   of  citizens 
committees,    to   broaden   the    base   of  contact   with   the 
general    public,    is    an    excellent  vehicle.       In    selection 
of   working    citizens    committees,    the   group    should   be 
small    enough   to    permit  individual    participation   and 
contributions . 

In   selecting   the   citizens    committee,    the    criteria  for 
membership   should   not  be    pliability   to    the   fixed    Bur- 
eau  concepts   but  rather   an    inquisitive    interest  in   the 
state   of   public   lands    and   a   genuine    commitment  to    the 
protection   of  the   future    welfare    of  the   people   of  our 
nation   in   terms    of  its    land   resources.       The    "rubber 
stamp"    committee    may   have    some   values,    but  if  there 
is   no    cross   fertilization   of  ideas,  there   is    likely   to    be 
a   detachment  from    the    main    stream    of  public    opinion 
and   therefore   the    planning    will   be   in   a   vacuum. 
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IMPLEMENTATION 


THE    CALIFORNIA   MANAGEMENT    STUDY 

Management   must  be    considered   to   be   the    place    where 
the   planning   process    begins,    ■with  the   development  of 
the   planning   program    and  the   funding   of  the   plan   mak- 
ing.     As   the   plans    develop,    the    management  programs 
carry   out  the   proposals   by   incorporating   them    into 
capital    improvement   and   activity    projects. 

From    the    standpoint  of  land   use    and   activity   guidance, 
the   California  Management   Study   is,    therefore,    one    of 
the   most  important  vehicles   for   the   implementation   of 
the   Land   Use   Plan   for    all   planning  units.       This    study 
adds    an    additional   dimension   to    planning   by   translating 
the   proposals   into    reality   through   the    careful   disposition 
of  manpower   and    materials,    through   the    development 
of  priorities,    requests   for   funding   and   the   disposition 
of  the    capabilities    of  the    Bureau   in   terms    of  the   goals, 
objectives    and   constraints   under    -which   it   works. 

The   Management   Study   is   not  to    be   divorced  from    the 
planning   process,    or   be    considered   a    separate    Bur- 
eau function.       It   serves   the    purpose   of   coordinating 
ideas,    ideals    and   fiscal    commitments   into    a   total    Bur- 
eau program.       It  adds   the   time   dimension   to    all   plan- 
ning  and   doing. 

ROADS    PROGRAM 

The   roads    program    would   benefit  greatly   from   the    de- 
velopment  in   the   unit  land   use   plans    and   the    identifica- 
tion   of   a    priority   of   construction    as    it    would    relate    to 
the   opening   of  areas   up  for    more   intensive   use,    either 
for    any   one   of  the    multiple   use   features    or    some   urban 
use.       The    amount  of  road   built  each   year    would   be 
more    important  if  the    roads    were   being   built  into    the 
most  critical   of   areas    where   the   greatest  return   to    the 
people    could   be    secured.       This    priority    system    should 
become    one   of  the   techniques   for    administering  the   unit 
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land   use    plan.       This    road   building   program    should   be 
related   to    the    many   types    of   activities    conducted   on 
Bureau   land,    not  only    by   the    Bureau   but   by   other 
agencies,    including   the    state    -water   plan,    etc.       The 
staging   of   construction    should   be    such    that  there    is 
a   constant   work   program    to    develop   new    roads    and 
to    improve    existing   ones. 

Access.       The  Acquisition    of  Easements. 

The   determination    of  the   necessity  for    easements    to 
provide    access    to    specific    resources    within   the    BLM 
properties    should   be    reviewed    after   the    development 
of  the   unit  land   use    plan. 

"It  is   very    possible    that  a  vigorous    exchange   program 
to   block   up    scattered   public    domain   lands    could   sub- 
stantially  reduce   the   need  for    easements.       At  the    pres- 
ent time    our   right-of-way   easement   acquisition   prog- 
ram   is    so    inadequate    that  our   road   construction   pro- 
jects   and   timber    sales    are    constantly   being   delayed 
due   to    our    inability   to    acquire    the   needed   easements. 
This    is    primarily   due   to    inadequate   or   lack   of  long 
range    road    construction   plans    and   advanced   timber 
sales    plans.       To    date    we   have    also    lacked   personnel 
and  funds    to    get  a    real    easement  acquisition   program 
moving.      We   now    need   to    emphasize    planning   and    sur- 
vey  and   design    work    two   years    ahead   in    advance    of 
construction   so    that  the    acquisition   of  the   needed   ease- 
ments   will    be   possible    during   each  fiscal   year   to 
schedule    construction.      We    are   now    barely    meeting   the 
easement  needs   for    a   very    modest  road    construction 
and   timber    sales    program    with   almost  no    acquisition 
being   made   for   non-mandatory   recreational    access.  We 
feel   that  legal    access    to    public    lands   is    basic    and    essen- 
tial  to    our    whole   land   management  program." 


California   Management   Study,    pg.    82 
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THE  LAND  USE  PLAN  AND  ZONING 

INTRODUCTION 

As    indicated   in   the    introductory    sections    of  this   report, 
zoning   has    been    established,    accepted   and   legally   sus- 
tained  in    almost   every   part  of  our   nation.       The    author- 
ity for    zoning  has,    however,    been   almost  uniformly 
delegated   to    cities    and    counties.       This   has    been   car- 
ried  out  through   the    granting   of  the   power   to    regulate 
land   use    as   part  of  the    "police   power".       In   the    State 
of  California,    the   Constitution    establishes    this    power 
for   cities    and   counties. 

Since    zoning  is    a   matter   of  local   concern,    it  follows 
that  there    are    many   kinds   of   zoning   and    zones,    de- 
pending  on   the   nature    and   desires   of  the    community   to 
be    zoned.       In   rural    areas    one    is   likely   to    find   zoning 
that   will   be   protective   of  the    rural    environment.       In 
urban    areas    the    zoning   pattern    and   regulations    are 
more    than    likely   to    follow    the    trends    that   protect   and 
extend    the    established   property    rights    of   the    individuals 
of  a   given    community. 

Standards    included   in    zoning   ordinances    are   likely, 
also,    to    follow    the    attitude   that  the   local   government 
has    toward    the   kind   of   a    community   that   they    believe 
the   people    in   that    community    desire.       Thus,    there 
can   be    a    residential    community    with    minimum    lot   sizes 
of  an    acre    and   there    can   be   others    with    minimum    lot 
sizes    that   are   very   tiny. 

It   should   be   pointed   out  that  there   is    a   great  difference 
between    most   General    Plans    (long   term    planning)    and 
zoning   ordinances    and    maps.       The   differences    may   take 
at  least  two    forms:       One    where    land    is    proposed   for 
the   uses    that  are    permitted    in    the    current   zoning,     and 
the   other    where    either   future   new    zoning    is    desirable 
or    where    current    zoning   should   be    changed   to    bring 
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about  better   land   use    relationships.       The    right  to    use 
land   is,    however,    specifically   tied   to    current   zoning 
and  not  to   the   long   range   plan . 

The   right  of  the    local   legislative    body   to    change    zon- 
ing for    either   more   or    less    intensive   uses    has   few 
limitations    other   than   the   constraints   involving   public 
relatiorfships    with   the    people    represented.       Such 
changes    (in    either    direction)    will    be   both    approved 
and   disapproved   depending   on   the   direction   of  the 
action    and   the   people    and   power    structure    involved. 

ZONING   DISTRICTS 

Zoning   is   the    established   legal    practice   of  identifying 
land   use   districts    within   which   there   is    or    should   be 
reasonable    compatibility   in   uses.       These    land  use 
districts    are   regulated   by  local   ordinance    which   can 
be   either   limiting   in    the   type    of  use   permitted   or    which 
can   be   very   broad,    permitting   a    multitude    of  uses. 
Examples    would   disclose  the    "single   family   residential 
district"    as    being  very   limited,    generally   permitting 
only   single   family  homes    and   those   accessory   uses 
that   are    associated    with   and    are   related   to    them.       On 
the   other    hand,    many    communities    permit   their   indus- 
trial   zones    to    accommodate    all   uses,    including   single 
family.       In   recent   years   this    cumulative   type   of   zon- 
ing has   been   discouraged   as    being  undesirable   and 
endangering   both    industrial    practices    and   the   people 
who    may    live    in   homes    intersperced    with    industry. 
For   the    most  part,    multiple   family   residential    zones 
(apartments)    still    permit  single   family   dwellings    and 
many    commercial    zones    also    permit  all   types   of  resi- 
dential  uses. 

Zoning   can   become    a   very   valuable  vehicle   for   the 
control    of  activities    on   federal    land.       If   the    Land   Use 
Plan   is    developed   in    cooperation    with    local    government 
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that  government  can    become   the    enforcement  agency- 
assisting   the    Bureau   to    carry    out   its    policies    of   land 
conservation   and   development.      Where    such    zoning 
of  federal   land   takes    place,    the   regulations    should   be 
approved    at  the   federal    level   necessary   to    make    poss- 
ible  local    enforcement   on   federal    land.       When   this 
happens,    the    city   or    county   can   treat  federal   land 
like    any   other   land    under    its    control.       Permits    will 
be    required   for    certain   uses    or    activities.     Buildings 
will   not  be    permitted   to    be    either    erected   or    structu- 
rally  altered    without  a   permit   and   local   requirements 
for   public    utilities    will   have   to    be    complied    with.    Ac- 
cess   and    improvements    will    be    required    as    a    condi- 
tion  to    use,    all   under   local   law. 

LOCAL  ZONING  AND  FEDERAL  FREEDOM 
OF  ACTION 

From    a    legal    standpoint,    the    local    zoning    may   not   be 
binding   on   the   federal   government,    but  from    a  logical 
standpoint,    once   the    zoning   is    approved   by   appropriate 
federal   officials,    the   regulations    should   be    respected 
by   the   federal   government   if   it  hopes   that  private    in- 
dividuals   will    also    obey   the    regulations.       For    the    most 
part,    there    should   be   no    problems,    for    the   federal 
government   can,    as    any   citizen,    apply   for    changes    of 
zone    when   this    appears    appropriate    and    where    it   can 
be    shown   that  such    change    is   necessary   to    enjoy   a 
property    right   and    is    in    conformity    with    the    Land   Use 
Plan,    the    local    agency's    General   Plan   and    sound   plan- 
ning  and    zoning   practice.       The    main   problem    that 
could    arise    is    the    loss    of   time    that   may    be    involved 
in   the    processing    of  the    applications    for    such    changes 
and   the    conducting    of   public    hearings.       The    positive 
values    of  this    cooperative   process,    however,    far   out- 
weigh  the   negative    ones. 

As    a    matter    of  fact,     all    counties    and    cities    where    there 
is    comprehensive    zoning    (that   is,     where    all    land    in    the 
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county    is    covered   by    zoning,    and    where  the   ordinance 
contains    regulations    that   apply   to    all    zones)    at  present 
have   a    zone   of  one    sort  or    another   applying  to   federal 
land   as    well    as   to    all   other   land   in   their   political   jur- 
is  diction.       Because   of  the    lack    of   close    -working   re- 
lationships   with   the    local   government,    the    type   of   zon- 
ing  and   the    enforcement  on   federal   land    is    seldom 
adequate   to    protect  the    ecology    of  resource    and    con- 
servation   areas . 

Examples    of   where   precise    zoning   might   apply   to    the 
advantages    of  the    Bureau   are: 

In    mountain    areas    where    recreational    activities 
are    anticipated.       Here    standards   for    land    cover- 
age,   lot   size,    parking,    the    erection   of   buildings 
and    structures,    the   regulation   of  uses    permitted 
and   the    manner    in    which   they    may   perform    are 
all    subject  to    zoning   laws. 

In   areas    where    mining   is    anticipated.       Here 
standards   for    treatment  of   the   areas    where   ore 
or   building    materials    are    removed    can   be    estab- 
lished.      Uses    associated    with    mining    can   be 
appropriately   located   and   the    manner    in    which 
they    may  operate    can    be   regulated. 

In   the   desert   areas.       Areas    where    intensive 
uses    are   to    be    allowed    would   be   identified   and 
other    areas    can   be    shown    as   permanent  open 
space   prohibiting   both   use    and  occupancy.    In 
these    ways,    some   of  the    most  important  of   the 
ecological   features    of  the   desert   may    be   pre- 
served,   while    allowing   public    activity    where    ap- 
propriate . 

In    areas    considered   appropriate   for    grazing. 
These    areas    can   be   identified  for    agricultural 
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uses    and   the   facilities    essential   to    such   pursuits    can 
be   listed.       Other    uses    which    would   limit   or    adversely 
effect   agriculture    could   be    specifically   prohibited. 

TYPICAL    ZONING   DISTRICTS   AND    REGULA- 
TIONS 

In   a   discussion   of    zoning,    there    must  be    recognition 
of  the   difference   between   urban   and   rural    regulations. 
Historically   the    rural    areas   have   objected   to    any   regu- 
lations   that   would   in    any   way   limit  the    rights    of  the 
agriculturist  to    do    what  he    pleases    with   his    land.    Most 
rural    area  residents    feel   that  they    should    not   have    to 
go    to    the    city   to    get   a    permit   to    erect   a    building,    dig 
a    well,    raise    whatever    they    see   fit,    slaughter    as    they 
feel   necessary   or    manufacture    silage   or    process    other 
products    that  they    raise   on   their   land.       In    most  ord- 
inances,   this    philosophy    continues    even    though,    in 
rural    counties    close    to    or    containing   large    urban    com- 
munities,   there   have    been   some   important   changes    in 
attitude    in   recent  years. 

Urban    zoning,    too,    has   undergone    many    changes    in 
recent  years.       It  has    expanded   from    the   negative 
attitude   of   only   excluding   obnoxious    and   dangerous 
uses   from    urban   areas    to   the    point   where    complicated 
scientific    standards    of  performance  for    industry   and 
height   and    space   regulations   for    residential    and   com- 
mercial  uses    which   relate   to    sun    angles    during   critical 
periods    of   the   year    are    applied. 

In   addition,    many   new    techniques   of   administration 
have   been    added   to    the    zoning   vocabulary,     which   tend 
to    provide    for    a    greater   flexibility   in    practice,    per- 
mitting  mixtures    of  uses   under    "Planned   Unit  Develop- 
ment"   and    "Conditional   Use    Procedure".       In   each 
of  the   new    concepts    the    old   tests    of   compatibility    re- 
main,   the   uses    must   in    all    ways    be    so    related  to    each 
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other   that  they   do    not   cause    blight  or    in    other    ways 
adversely   affect  the   health,    safety   and   general    -welfare. 
An    example   of   a    zoning   ordinance   is    in   Appendix   IV. 

ZONING    TERMS 

Spot  Zones .       Small    isolated    zones    that   are    created 
as    a   grant  of  special   privilege,    -without   reference   to 
any    overall    planning    or   the    consequences    to    neighbor- 
ing  property    or    concern  for    consistency    under    law . 

Strip   Zones.       The    lining   of  highways    with    commer- 
cial  or    industrial   uses,    with   lots   usually   too    shallow    to 
provide   for    appropriate   development  and    with   almost 
total    dependence    on    the   highway    frontage    for    parking. 
Frequent   driveways    also    cause    a    multitude    of  vehicu- 
lar   intersections    with    consequent   conflicts    and   loss    of 
traffic   flow    capacity   on   the   highway. 

Variances .       Permissive   relief  from    the    strict  terms 
of  the    ordinances    when    a    specific    property    cannot   be 
used   for    the    purpose    for    which    it   is    zoned.       Quite 
often   variance    procedures    are    abused   to    allow    spot 
uses    under    conditions .       This    procedure    has    been 
deemed   to    be   the    most   widely   practiced   of  illegal 
activities    in    the    field    of  land    regulation,     as    it   allows 
prohibited    uses    without   actual    change    of    zone. 

Planned   Unit  Development.       Where   overall   planning 
is    applied   to    a   relatively   large    parcel   of   land   and 
where    a    multiplicity   of  uses    are    indicated,    all   in    ap- 
propriate   location    to    each  other    and   based   on   a 
General    Plan.       It   is    presumed   that,    by    this    method 
of  development,    many   of  the    regulations    that  are    in- 
tended  to    apply   to    the   lot  by   lot  type   of   development 
can   be    modified   for    the   purpose    of  bringing   a   greater 
number   of   amenities    to   the   using   public.       This   termin- 
ology   is    often   employed   by   unscrupulous    developers 
as    a    "gimmick"    for    overloading   the   land    without  pro- 
viding for    other   than   token   amenities. 
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Buffers .       This   type   of   space    allocation   is   for   the    pur- 
pose  of   adjusting   two    or   more    incompatible   uses    to 
each   other.       In   many   past  developments    "people" 
were   used   as   a   buffer,    as    in   the    case   of  placing  high 
density   residential   developments   next  to    an   industrial 
district.       The   theory   of  the    past  practice    was   that  the 
land,    next  to    an   obnoxious   use    (industry)    was   unsuit- 
able  for    single   family   homes,    and   that  multiple   family- 
zoning   was    also    less    desirable   than  the    single  family 
residential   uses,    therefore,    placing   two    types   of  use 
that   were   both,    to    some   degree,    less   desirable   next 
to    each   other   would   be    a   good    relationship.      What   is 
bad,    therefore,    for   one   family   becomes    good  for   ten. 
Buffers    should   be    open    spaces,    parks,    walls   or    some 
other   device   that  provides    protection   and   improvement 
for   people's   living   environment.       The    more   persons 
involved,    the   greater    the    space   required    and  the    more 
important  the   need   for    protection. 

Conditional   Use    Permit.      Most   zoning   ordinances    per- 
mit certain   uses    subject  to    special   permit   when   these 
uses    are    essential    to    the    community   but  cannot  be 
logically   identified    with   any   of  the    zones.       These   uses 
are   allowed   only    when   the    site    selected  for   them    is 
adequate    in    area,    is    located   in    reasonable    relationship 
to    surrounding  land   uses   and    where   adequate   and    ap- 
propriate   access   for    the   use    exists   or    can    be   provided 
In   permitting   these    uses,    the    community    can   establish 
all  necessary   conditions   to    adjust  the   use    to    its    sur- 
roundings,   including   special   development   standards, 
hours    of  operation,    levels    of  performance,    and   all 
other   reasonable    requirements.       In   many    ways   this 
can   be    challenged   as  another   type   of   spot   zoning   or 
variance,    but  if   based   on   the    "General    Plan"    the   need 
for   the   use    and   its    ability   to    fit  into    a    specific    environ- 
ment,   it  can   be    an    effective   part  in   permitting   appro- 
priate   land   use. 
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MULTIPLE    USE    ZONING 

In   the    preparation   of  the   Land   Use   Plan   for   the 
Planning  Unit,    the    overall   concept  under   federal   law 
must  involve    "multiple   use".       However,    within  this 
broad  frame   of  reference   there    may   be    many   smaller 
areas    which    can   be    identified   and   reserved   for   in- 
dividually  important  uses.       In    other   instances,    the 
multiple    use   principle    can   be    respected   by   the   inclu- 
sion  in   the   Zoning   Ordinance      of  districts    permitting 
several    compatible    uses    or    the    establishment  of   stand- 
ards  for   development   and   performance   that   will   bring 
such   uses    (under    special   permits)    into    compatible 
relationships    with    each   other.       The   Land   Use   Plan 
and   its    documentation    should   take    into    account  the 
special   nature   and    environments    essential   to    the    suc- 
cessful  performance    of  all   uses.       The    good    qualities 
and  the    problems    related   to    each    should   be   listed 
and   evaluated.       Good   and   poor   relationships    should 
also    be    described,    in   terms    of  past  experience   or 
the   observations   from    outside    specialists.      Wherever 
possible,    data  from    persons    with   expertise    in   a   giv- 
en field    should   be    employed   to    assist  the    Bureau   in 
determining   the    acceptability   of   a   use   or    the    means 
available   for   bringing   it  into    the    range   of   acceptability. 

THE    SUBDIVISION    OF    LAND    IN    THE    STATE 
OF    CALIFORNIA 

The    subdivision   of  land   in   the    State   of  California   is 
governed   by   a   number   of   state    and   local   laws    and 
ordinances.       The    state   laws    establish   the    basic    stand- 
ards   and   procedures    for    subdividing   of  land   for    sale, 
lease,    or    for   purposes   of  financing. 

Most   cities    and    counties    adopt  their   own,    more   de- 
tailed   subdivision   ordinances    to    supplement  the   provi- 
sions   of  the    State    Laws.       District   managers    in   all 
districts    should   secure    copies    of  local   ordinances    to 
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become    informed    on    the    regulations    under    which    pri- 
vate  land    is    subdivided    and   the    essential    improvements 
that   are    required    to    be    installed. 

Both    state    and   local   laws    contain   provisions   for    the 
filing   of   maps,    requirements   for    the   dedications    of 
streets    and   highway   rights-of-way   and   the    installation 
of  improvements.       Time   limits    are    established  for   the 
preparation    of  final    maps   of  the    subdivision. 

As    one    may   gather    from    the    law,    the    intent   of  the 
subdivision    regulations    is    to    provide    adequate    building 
sites    for    urban    and    suburban    living,    access    to   the 
property    on    appropriately   designed   streets,    the    essen- 
tial   public    facilities,     such    as    sewers    and    water   for 
each   living   unit.       Here    again,    the    process    ties    into 
the   basic    requirement  that  the   health,    safety   and   gen- 
eral   welfare   of  the    public    must  be   protected. 

When    lots    are   developed  in    quantities   of  less    than   five, 
it   is    not   necessary    to    prepare    a   final    subdivision    map 
or    submit   it  to    the    State    Real    Estate    Commission 
prior    to    sale,    lease,    and   etc.       The   properties  so    de- 
veloped  are   then   described   by    metes    and   bounds    rather 
than   by   tract  and   lot  number,    as    in   a    subdivision. 
Ease    of   conveyance    and    insurability    of  title    are    enhan- 
ced  by    use    of  the    subdivision    process,    even    though 
the   time    and   work    and   costs    required   is    somewhat 
greater . 

LAND  SUBDIVISION  AND  THE  LAND  USE 
PLAN 

The    Land   Use    Plan    will    indicate    where    development 
is    desirable    and   the    population    density   that   is    to    be 
permitted.       The    density    will    be    expressed    in   terms 
of  families    (or    dwelling   units)    per    gross    acre    in    some 
cases,    in   families    per    net   acre,    in   others.       In   the 
development  of  the    Land  Use    Plan,    it   would   be    most 
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important  to   use    the    same    system    of  densities   utilized 
by   planning   agencies    in   the    local    area.       In    calculating 
density   the   difference    between    gross    and   net  involves 
in    "net"    the    exclusion   of  land    areas,    dedicated  for 
streets    and   other   uses    such    as    schools    and   parks 
which   reduce   the    acreage    which   can    accommodate 
dwelling   units.       Grdss   densities    are   more    often   used 
in   studies    and   plans   for   large   unsubdivided    areas 
where    the    street   system    and   non   residential   uses    are 
not  yet  defined.       It   is    a   much   easier    tool   to    work 
with,    but  not  as    precise.       The    calculations    using   the 
net  densities    would   be    appropos    in   instances    where 
a   carefully   designed   subdivision   is    subject  to    exact 
area   take-off.       The   net  densities    are    easiest      to    con- 
vert into    zoning   terminology    since,    in    most  ordinanc- 
es,   the    minimum    lot   size   is    the   key   to    density.    The 
lot  is    always    a   net  figure   based   on   exact  dimensions 
and   square   footage.       Thus    a   density   of  five   families 
(or   dwelling   units)    per   net  acre    would   mean,    in    zon- 
ing terms,    lots    with   a    minimum    area   of   approximately 
8,700    square   feet.       This   does    not  establish   the   op- 
timum   size   for   lots,    especially    in   hilly   terrain,    but  it 
indicates    the   level    below    which   the   size   of  the    lots 
may  not  go  . 

While    the    Land   Use    Plan   indicates   the   basic    road 
system    for    the   development  of  land   into    subdivisions, 
it   will   not   show    the    smaller    local    streets    that   are    to 
be   designed   as    part  of  the   detailed   studies    of  the    sub- 
divisions . 

Local    zoning  ordinances    would    establish   the   minimum 
lot  area    and   dimensions   for    lots    in   each    zone. 

DIFFERENT    TYPES    OF    SUBDIVISIONS 

Subdivisions    in   flat  land    will   take   on   a    completely   dif- 
ferent form    than   those   that   are    possible    in   hilly   or 
mountainous    terrain.       In   the   flat  land   areas    (land 
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under    10    percent  in   gradient)    almost  all   of  the    land 
can   be   put  to    productive   use    in    the   form    of  lots, 
streets,     alleys,    school    site,    park    sites    and   other 
essential    services    for   uban   living.       In   hilly   terrain 
the    size    of  the   lot   must  become    greater   to    provide 
for    adequate   building   sites    and   the    considerable    amount 
of  land    "will   have   to    be    set  aside   in    steep    slopes   that 
cannot   be    utilized    other    than    under   the    severest  of 
grading.       In   general,    the   kind   of   living    environment 
and   building   arrangements    will    be    quite    different  than 
on  flat   land.       The    differences    may   occur    through   the 
grouping   of  dwellings   on   an   advantageous    building   site 
(cluster    development)    or   the    seeking   out  of  prominences 
or   view    spots   for    highly   desirable   individual   homes    or 
apartment   complex.       In   some    areas,    the   hills    are 
severely   graded   into    pads    (sometimes    called    "rice 
paddies")  .       This    is    an    effort  to    create    sites   for   the 
types    of  buildings    that  normally    would   be   found   in   the 
flat  portions    of  the    community.       This    results    in   scar- 
ring  the   landscape,    the   removal   of  all   or    most  of  the 
vegetation    and   the    requirement    of    careful    cutting,  filling 
and   compaction   of   soils    to    avoid    erosion    and  failure    of 
building   pad   and   buildings.       This    process    would   be 
especially   undesirable   in   areas    where    soil    studies    in- 
dicate  potential    slides    or   other   unstable    conditions . 

Streets    and  highways    in   hilly   areas    are    also    quite    dif- 
ferent from    their    counterparts    in    the   flat   lands.       The 
roads    tend   to   be   narrower,    the    curves    of  lesser   radii. 
The   grades    will   often   be   greater   than    10    percent,    but 
for   other   than   short  runs,    should  not   exceed   15    per- 
cent. 

In  the  flat   areas    it   is    important  to    assure    a   fall   in 
streets    to    permit  the   land   to    be   drained   into    the    master 
drainage    system .       Perhaps    the    greatest  problem    in 
flat   areas     is      to    be    found    in    locations    where   there    is 
a   depression   in   the   topography    and   the    land    will   tend 
to   flood.       These    areas   must  be    either   regraded  to 
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provide   for    drainage,    or    storm    sewers    must  be   pro- 
vided   at   the    low    points    to    direct   the    water    to    the    main 
storm    system  .       In    some    locations    the    low    areas    are 
designed   for   the    collection   of   water   runoff   and   lakes 
are    created   during    and   after    rain    storms.       These 
areas    can    be   useful    as    parks    during   dry    seasons.    In 
the   hill    areas   the    streets    are    also    designed    as   drain- 
age   carriers,    but   the    design    must  take    into    account 
the   rapid   rate   of  flow    and   the    dangers    of  undercutting 
and    erosion. 

Perhaps    the    most  dangerous    areas    insofar    as    both 
flood   and   fire    are    concerned   are    the    steep    canyons. 
Location   of   a   road    at  the    canyon   floor    causes   the 
road   to    become    a    storm    channel   during   rains.       Loca- 
tion  of  buildings    at  the   bottom    of  these    canyons    ex- 
poses   these    structures   to    periodic   flooding   and   major 
damage    to    property    and   possible   loss    of   life.       From 
a  fire    standpoint,    the   development  of  long   dead   end 
streets    into    box   canyons   has    resulted   in   great  loss 
when    mountain   fires    occur.       It   is    essential   to   have 
a   system    of  escape    roads    as    part  of  this    type   of 
subdivision    to    prevent   the    trapping   of  people    in    these 
dangerous    locations    and   also    permit  dual    access   for 
fire    equipment  in    case   of   a    conflagration.       Ridge   de- 
velopments   likewise    must  be    planned    with   great   care 
to    provide   for   the    safety   of  the    residents.       Adequate 
road   access    and    water    supplies    and    clearing   of  brush 
and   ground    cover    are    an   essential   prerequisite   to 
subdivision   in   these    areas . 

THE    SUBDIVISION    PROCESS 

As    indicated   in   the    introductory   remarks    to    this    sect- 
ion,   the    subdivision    of  land   is    regulated   by    State    Law 
and   Local    Ordinances    (city    and    county)  .       A   brief 
summary    of  the   process   is    set  forth   in   the   following 
material.      Excerpts   from    the   California    State   Map   Act 

are    in   Appendix    V.       An    example   of   a    Subdivision 

Ordinance    is    in   Appendix   VI . 
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Land    Subject  to    Subdivision 

Many  factors    are    involved   in   determining   -whether   land 
is    appropriate   for    subdivision   into    urban    (and   some- 
times   suburban   or   rural)    parcels.       The    condition   of 
the   real    estate   market,    in   terms    of  the    estimated   de- 
mand for   homesites    is,    of  course,    an    important  factor. 
In    some    instances,    where   promotional    activities    are 
involved,    the   developers    will    subdivide   the    land   and 
through    advertising   techniques,    attempt  to    create    a 
favorable    market.       Historically   there   have    been    some 
interesting   experiences    where    worthless    land  had   been 
subdivided    and   sold   in   both   local   and   far   off  markets 
to   unsuspecting   buyers.       The    subdivision    characteris- 
tics   were    sometimes    the   result  of  poor    practices    and 
at  other   times   the   land    was    so    badly   located  that  use 
constituted   a   hazard   to    life.       These   adventures   have 
resulted   in   the   protective   laws    now    enforced   in    many 
states.       Most  of  the    laws   require    sound    engineering 
design    and   protect   the   buyer   from    fraud.       At  local 
levels,     where    cities    have   planning   and    engineering 
departments,    the    development  of  land   is    subject  to 
careful    scrutiny,     not   so    much   in   terms    of   the    market, 
but  in   terms    of   adequate    standards    of  design   so    as    to 
protect  the   health    and   safety   of  the   buyer. 

The   high    cost  of  land   in   close-in    areas    will   tend   to 
cause   the    proliferation   of  su  bdivisions    on   land    where 
the    "price   is    right"    for   the    type   of  development  that   is 
proposed.       The    additional    cost  to    the   purchaser    in 
terms    of   extension    of  utilities,    schools,    parks,    trans- 
portation   and    services    is    not   apparent   at   the    time    of 
the   sale,    thus    making   possible    the   offering   of   seeming- 
ly  bargain    prices  . 

The   controls   on   land   use,    by   the    General    Plan   and 
zoning   laws    also    conditions    subdivision    activity.    Close- 
in   land   does    cost   more,    or    at  least  relatively   more 
when    many   of  the    public   facilities    like    water,    sewers, 
highways,    schools,    parks    and   other   facilities    are    in 
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place    or    within   each   reach.    Since   the    acquisition 
cost  of  the    land   is   high,    the   developers    seek   higher 
densities,    to    be    able   to    produce    a   greater   number   of 
population   units    (families)    to    spread  the    unit   cost 
against,     while    still    remaining    within   the    market  place. 

Some   land   may   be    in   flood   plain    areas    or    in   remote 
mountains    beyond   the    reach   of   services .       In   these 
instances    if  local    planning   is    effective,    the    zoning    will 
either  keep   development  of  urban   uses,    mainly   homes, 
out  of  the    dangerous    areas,    or    it   will   restrict  the    de- 
velopment  to    a   very    low    density,    thus    prohibiting   the 
concentration   of   people    subject  to    these    dangerously 
critical    conditions  . 

In    areas    where    sewerage    disposal    services    cannot 
be    provided    and    where    water    supply    is    from    wells, 
the    acreage   of  the    individual   holding   is   kept  at  a   high 
limit,    to    prevent  dangers   to    health  from    pollution. 

It  thus    may   be    summarized   that,     where    there    is    effect- 
ive   planning,    the    subdivision    of   land    is    done    in    an    or- 
derly   manner   to    protect  the   health   and    safety   of  the 
ultimate   users    of  the    land.       In    some    instances,    it   also 
protects    his   general    welfare    as    well   by    requiring   that 
he   be   given   adequate    information   of  the    public   facilities 
that  are    available    at  the   time    of   purchase. 

Preparation    of   a    Subdivision   Map 

The    Tentative    Subdivision   Map   indicates    the   design   of 
the    street   system,    the    size    and    shape    of   the   lots,    the 
gradient  of  the    streets,    the    manner   in    which    storm 
water   disposal    will   be   handled.       This    map    should   be 
prepared    by    a   person    skilled   in    land   subdivisions,    be 
he   a   civil    engineer,    surveyor,    city   planner    or   other 
professional   trained   in    this   field.       This    map   is    sub- 
mitted  to    the    city   or    county   having  jurisdiction   over    the 
property.       The    Tentative   Map    is    reviewed   by    the 
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planning,     engineering,    fire,     water    and   other    municipal 
departments.       It  is    also    submitted   to    the    School   Dis- 
trict  and    to    other    agencies    having   an    interest  in    what 
happens    to    land    within   their   jurisdiction.       This    review 
will   bring  forth  responses    of  different  kinds   from    all 
of  these    agencies,    for    some    will   be    concerned   with 
the   design    of  utilities,    others    with   the   danger   of  flood- 
ing  and    still    others    with   the   number    of   children    that 
will    likely    reside    in   the   future    community.       All   of   these 
factors    will   be   gathered  together    and    weighed   by   the 
Planning   Commission.       The    Commission    can   either 
approve   the    Tentative    Subdivision,    approve    it   with 
conditions,    or,  if  it   finds    the    design   or    any    portion    of 
it  unsatisfactory,    it   may   disapprove   of  the    map   and 
indicate    the    reasons    to    the    subdivider . 

As   observed,    the    approval   of  the    Tentative   Map    will 
almost   always    carry    with   it   a    series    of    "conditions" 
related   to    the    installation   of   improvements,     such    as 
streets,     curbs,    gutters,    sidewalks,    street   lights, 
street   trees,    areas    for    recreation,    etc.       All    of  these 
conditions    must   be    complied    with    by   the    subdivider    in 
the   development  of  the   land. 

The   next   step   in   the    subdivision   planning   process    is 
the    development  of   precise    engineering   plans    based 
on   the    Tentative   Map    and   the    requirements    of  the 
community   having   jurisdiction.       These    engineering 
plans    result  in   the    "Final   Map"    which    must   be    ap- 
proved  by   the   local    legislative    body.       In    some   in- 
stances   the    improvements    are    installed   before   the 
final    map    is    submitted   to    the    community   together    with 
the   bonds   necessary   to    cover   the    cost  of  the   improve- 
ments   required. 

After    the    approval    of   the   final    map   by    the    legislative 
body    and    the    acceptance   of   dedications    of   rights-of- 
ways    for    streets    and    easements,    the    map    is    recorded 
with   the    County    Recorder    in   the    most   appropriate 
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county.       The    map    and   the    deed    restrictions    must   then 
be    submitted   to    the    State    Real    Estate   Commissioner 
for   his    approval    before    lots    can    be   offered   for    sale. 

Other    Types    of   Property    Division 

Parcels    may   be    split  up   into    separate   units    in   many 
•ways    other    than    by    the    subdivision   process.       In    some 
instances    the    courts,    in   settling   an    estate,    "will   divide 
property    based   on   relative    equities.       In    more   than   one 
instance,    these   divisions    cause    many   problems    due    to 
the   fact  that  the    individual    equities    may   not   be   up   to 
the    standards   for    lots    in   the    zone   in    which   they    are 
located.       Other   instances   of   property   division   comes 
about  through   contracts   for    sale,     where    two    parties 
decide    on   the    exchange   of  land   or   the    sale    of  a   por- 
tion  of  land    and,    though   recorded,    never    comes    to 
the   attention   of  the    local   community   until    a    request   is 
made   for    a   building   permit  on    an   illegal    parcel.    Illegal, 
in   this    sense    means   that,    since    there   is   no    record   of 
official    separation   of  the   property,    the   request  for 
the   building   permit   may   indicate    a   dwelling   unit  proposal 
for   a   lot   that  is    in   violation   of  the    zoning    code    (in 
other    words,    two    dwellings    on   a   lot  in    a    zone    where 
only    one    dwelling    would   be    allowed)  . 

In   recent   state    subdivision   law    changes,    property 
divided   for    purposes    of   securing  financing  for    a    speci- 
fic   structure,    even   though   the   property   is    still    all    re- 
tained  in   the    same    corporate    or    individual   ownership, 
requires    an   official    approval    by    way   of   a    "plat   map" 
which   is    the   general    requirement  for   the    division   of 
property    into    less    than   five   lots    under   normal   develop- 
mental   procedures. 
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Factors    of   Concern    in    Subdivision   of   Land- 
Access  .       Access    should   be    provided   to    all    land    sub- 
divided   into    individual    parcels    regardless    of  the    size 
of  the   lot.      Where   the   density    is    greater,    the   roads 
should    be    -wider.       Where   the    uses    are    heavier,    the 
quality   of  the   roadway    should   be   designed   to   take   the 
loads    imposed.      Where   the    landscape    is    to    be   pre- 
served,   the    design    of  the    roads    should    take    into    ac- 
count  the    physical   features    that   are    to    be    preserved. 
In   developing   access    to    property,    care    should   be 
exercised   to    make    su  re   that   the    location    of   the    access 
to   one    subdivision   does   not  prohibit  the    reasonable    de- 
velopment of  bordering  land.       In    other    words,    the 
internal    road   system    should   be    so   designed  that  it   will 
not  result   in   the    land    locking    or    causing    poor   or    un- 
economic   design   of   adjacent  properties. 

When    working   in   hilly    or    mountainous    areas    road 
grades    should   be    held   under    15    percent  for    as    much 
of  the    development   as    possible.      Where    grades    in 
excess    of   15    percent   are    allowed,    they    should    be   for 
only    short   distances .       Care    must  be    exercised    in    the 
radii    of   curvature    permitted,    both   horizontally    and 
vertically,    to    prevent  too    sharp,    blind   and   thus   dan- 
gerous   points    along   the    route.       Intersections,    especi- 
ally   along    main    arterials    should   be    held   to    a    minimum, 
with    a    quarter    mile    frequency    if   possible.       When    plan- 
ning  roads    on   ridges    or   in    deep    canyons,    secondary 
fire    access    should    be    provided    wherever    possible. 
Dead    end   streets,    where    employed,    should   be   no 
greater    than   600    feet   in   length. 

SUBDIVISION    DEVELOPMENT   ALONG 
ARTERIALS 

Where    properties    front  on    existing   or   future    busy   high- 
ways   or    arterials    and   there    is    no    means    of   getting 
motor   vehicles   from    each    parcel    of  land    to    the    highway 
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other   than   by   individual   drive-ways   opening   directly 
into   the   traffic    streams,    most  dangerous    and   unsatis- 
factory   conditions    are    to   be   observed.       The   higher 
the   density   or    intensity   of  the    development,    the    worse 
the   conditions    are    likely   to    become.       In   recent  years 
several    alternate   techniques    of  design   have    been   used 
to    reduce   the   dangers.       These    include: 

Back   Up    Lots.       The   lots    do    not  face    on   the   highway 
and   are    separated   from    the    arterial   by    a    wall   through 
which   vehicular    access  is    prohibited.       The    design    is 
effective    insofar    as    safety   is    concerned,    but  the    walled 
separation    of  the    private    property   from    the    highway 
leaves    an   unpaved,    unmaintained   area   that  becomes 
increasingly   ugly    with   the   passage   of  time.    In   order 
to    overcome   this    problem,    pedestrian   openings    are 
sometimes    provided   in   the    wall,    trees    and   other   land- 
scaping   materials    are    installed    in    the    parkway,     water 
piping  for    sprinkling   is    required   and   sometimes,    in 
affluent   communities,    the   local    government  maintains 
the   landscaping   in   this    space. 

Parallel    Service    Road.       The    lots   face    on   the   high- 
way,   but   are    separated  from    it  by   a   parallel    service 
road   to    which  direct  vehicular    access    is    permitted. 
The    service   road   is    separated   from    the    main   artery 
by   a   planted   median    strip,    or    divider,    to    limit  vehicu- 
lar  access    to    specifically   designed   locations,    at  in- 
frequent intervals.       Depending   on   the    width   of  the 
median    separator    and   the    quality   of  the    landscaping 
and   maintenance,    this    can   be    a    suitable    transition   be- 
tween  an    arterial    and   its    related   uses . 

Cul-de-sac    Streets    (dead    end    streets).       The   property 
is    so    designed   that   all   lots   face    on   interior   local    streets 
and   do   not  have   vehicular    access    onto    the   highway. 
The   lots    closest   to    the   highway,    however,    are   in    much 
the    same    position   that  they    would   be   if  the   back    up 
design    were   to    be    used.       All   of  the   problems   of  the 
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back   up   lots    confront  these   properties    and   the   appear- 
ance  of  the   high-way   itself. 

Side   On   Cul-de-sac    Streets.       In   this   design,    the 
street  comes    almost  to   the   highway,    but  does   not 
intersect   it.       The    lots   face    on   the   local    street  and 
there    is    a    side   lot   relationship   at  the   highway.       The 
corner    lots,    in   this    design,     must   be    wider    than    inter- 
ior  lots    if   there    is    to    be    a   good   living    relationship   for 
the   residents   of  this    parcel.       This   design    provides 
for   the    best  level   of   appearance    and   the    problems    of 
maintenance    are    the    same    as   for   any   other    corner   lot 
and  falls    directly   onto   the   resident. 

Multiple    Family    Residences.      Where   apartments,    com- 
mercial   or    industrial   uses   face   on   a  highway   it  is   nor- 
mal   to    require    an    alley   to    the    rear    of   the    properties 
for  vehicular   access    to   the    parking   and    service    areas. 
Where    alleys    are    provided,    they    should   be    adequately 
wide,    paved   and   lighted.      Wherever   possible,    utility 
lines    should   be   located   in   the    alleyway,    rather   than 
along   streets. 

Streets    as    Storm    Drains 

Since    in    many   areas   the   street   system    also    acts    as 
the    collector   for    storm    water    runoff,    the   design   of 
curbs,    berms    and   gutters   or   other   restraints   for   the 
control   of  the   flow    of   water   becomes   very   important. 
Improperly    designed    water    carrying   facilities    can    re- 
sult in   the    undermining   of  the    road   itself   as    well    as 
becoming   a   potential   danger   to    abutting   property   if 
water    concentrates    at  a   point   and   crosses    developed 
land.       Cross   drainage    structures    at   street  intersections 
become    important   if   any   large    amount  of    water   is    col- 
lected  on   any   street.       Storm    drains,    as    a   required 
improvement  should   be   incorporated  into    all    subdivision 
planning    where    a   large    amount  of   water    will   have    to 
be   taken    care   of   and    where    the    engineering   department 
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believes    them     essential   to    the    protection    of  the   health, 
safety   and   general    welfare. 

Water    Supply   and    Sanitary    Disposal    Facilities. 

Where   public    "water    lines    and    sanitary   sewers    exist 
or    are    within   a   reasonable    distance    (l/i+    mile)    of   a 
proposed    subdivision,    the    community    should   require 
that   all   lots    have   house    connections   for    both    services. 

A  number    of   conditions   face   the    developer    of  land    in 
areas    where   public    water    and    sewerage    disposal   facili- 
ties   are   not  available.       First,    of   course,    would   be 
the    availability  of   water.       There    may   be    little   or   no 
water   near   the   proposed   development,    meaning   that 
all   residents  on   the    land    would   have   to    transport   water 
to   the    site.       Intensive   development  under    this    condition 
would   be    dangerous    and   undesirable.       Mountain    cabins 
or   desert  vacation   homes    might   be   the   only    cases 
where   development   might  be    permitted   under   this    con- 
dition,   and   then  only    where   the    extent   and   density   of 
the   development  is    limited.       One    cannot   consider    urban 
concentrations    appropriate    where    water    is   not   avail- 
able.      The    cost  of   extending    water   lines    to    many   of 
these   outlying,    remote    areas    could   make   the    land   too 
costly   and   therefore    uneconomic   for    current  develop- 
ment. 

The    second   example    is    where   no    public    water    supply 
exists    and   the    water    can   be    extracted   from    wells    on 
each   of   the    subject  properties.       The    quality   of  this 
water   for    potable   uses    as    well    as   for    other    purposes 
should    be    carefully    examined,    for    in    many   areas    the 
mineral    content   is    so    great  that   the    consuming  of  the 
water,    either   by   humans   or    animals,    constitutes    a 
threat  to   health,    if  not  life.      Where   the    water   is   not 
fit  for   human   use,    the    area   should   be    designated   for 
development  only   after    appropriate    supplies    are    pro- 
vided.      If   the    water    is   usable    the    amount  available 
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should   also    be   evaluated,    for    if  the    water    table   fails 
appreciably   during   dry   seasons,    the    site    must  be 
used   only    when   the    "water   is   there. 

Where   no    public    sewerage    system    is    available   private 
disposal    methods    are   usually    employed.       These    will 
vary  from    the   simple    "privy"    to    the    more    sophisticated 
types    of  cesspools    and   septic    tanks.      Where    any   of 
these   types    of  disposal   are    employed,    there    must  be 
a   careful    consideration   of  the   dangers  to    the  potable  water 
supply   through   contamination   from    the    effluent.       The 
design   factors    where   private    sanitation   is    utilized 
would   include   a   careful   testing   to    determine   the    capa- 
city  of  the    soil   to    absorb  the    effluent   without   endanger- 
ing  the    water    supply.       The   following   regulations   have 
been   established   in   the    State   of  Nevada    which   relates 
minimum    lot  area   to    the   types    of   water    supply   and 
sewerage   facilities    available: 

1.  Where   the   lot   is    served   by   both   public    utilities 
of   water    and    sewer    systems,    and    complete   off- 
site    street   improvements    as    required   by   County 
specifications   for   the    zone    in    which    located,    the 
lot   area   shall   be    seven   thousand    (7,000)    square 
feet  or    more,    and   the   lot   area  per   dwelling   unit 
shall   be    seven   thousand    (7,000)    square   feet. 

2.  Where   the   lot   is    served   by    a   public    water   or 
sewer    system    utility,    and   off-site    street  improve- 
ments   as    required   by    County    specifications   for 
the    zone   in    which   located,    the   lot   area   shall   be 
ten   thousand    (10,000)    square   feet   or    more,    and 
the    lot   area   per    dwelling   unit  shall   be    ten   thous- 
and   (10,000)     square   feet. 

3.  Where    the   lot  is    served   by    water    wells    and   a 
private    sewer    the    lot   area    shall    be   forty    thousand 
(40,000)     square    feet   or    more,     and    the    lot   area 
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per    dwelling   unit   shall    be   forty   thousand    (i+0,000) 
square   feet;    except  that   the    Nevada    State    Health 
Department   and   the   Clark    County    District   Board 
of   Health   may    approve    reduction    of  lot   size    to    a 
minimum    of  twenty   thousand    (20,000)    square   feet 
for    a    single    lot,    except  however,    when    said   lot 
is    reduced,    the    lot   area    per    dwelling    unit    shall 
be    reduced   in    proportion    thereto . 

Lot   Sizes,     Shapes    and    Relationship   to    Use 

The    size    and    shape    of  the    lots    or    parcels    in    a    sub- 
division   are    directly    related   to    the    potential    for    the 
use   of  the    land   for    the   planned   purposes.    There    are 
some    instances    where    the    original    subdivision   was    for 
one   purpose,    but   with   the    passage   of  time   the   need 
for   the    original   use    ceased   or    had   become    less    desir- 
able   due    to    the    changing   nature    of   the    environment. 
In  these    cases,    the    original    design   of  the    property 
can   become    a   major   factor    in   the    adjustment  of  new 
and   more    appropriate   uses   to    the   land.    A    case    in 
fact  deals    with   property   along   a    country   road   which, 
over   the   years,    has    changed   to    become    a    major 
traffic    arterial.       If  the   lots   designed   along   the   road 
were   of  limited   depth    and  no    provision    was    made   to 
obtain   services    other   than   directly   from    the    road,    the 
future    use    of  this    land    will    be    seriously    restricted 
when   the    highway   develops.       First  of   all,    the   property 
will    be    further    reduced    in    depth    when    the    highway    is 
developed   to    its    required    width.       No    provision   for 
alternate    entry   to    the    land   other   than   directly   from    the 
road   means    that   the    access    will    be   directly   from    the 
highway    when   the    changes    take    place.       The   land   is 
now    no    longer    suitable   for   residential    use,    because    of 
the   poor    relationship   to   the   traffic    arterial.       It  is    like- 
wise   seldom    useful   for    commercial   or    industrial   pur- 
poses,   for   there   has    been   no    provision   for    off-street 
parking.       The    multiple   points    of   entry   onto    and   from 
the   highway   endangers    a   greater   number    of   persons, 
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both   those   using   the    property    and   those   using   the   high- 
way,   than    if   the    land    remained    in    some    low    intensity 
residential   usage.       In   other    words,    the    land,    because 
of  the   original   design   has    become   undesirable  for    almost 
any   use,    especially    in   terms    of  the   protection   of  the 
interests    of  the    general   public.       In  the    meantime    many 
property    owners    are    required    to    pay    taxes,    often    on 
commercial    appraised   properties    without    any    real    ex- 
pectations   of  returns    on   their    investment  other   than 
from    some    marginal   uses. 

Land    designed   for    industrial,     commercial    or    residen- 
tial  use    should,    in    all    cases,    be    to    standards   that   can 
satisfy    the    needs    of   the    uses    that   each    activity   requires. 

Grading   of  Land 

In   almost   all   cases    some    amount  of  shaping   of  land 
for    use    is    required,    if  only   for    preparing   the    site    for 
the   structures   to    be    placed   on   it.      Whenever   possible, 
the    slope    of  the   land   should   be    graded   toward   a   storm 
water    collector    of    some    sort,    in    most   instances    to    a 
street.       Where    the    topography    of   the    land    is    reshaped 
with   mass    grading,    the    cuts    and  fills    should   be    worked 
and    stabilized   to    standards    established   for    the    specific 
soils    involved,    based   on   the    recommendations   of   soil 
engineers.       Before    any    soil    is    moved,    therefore, 
there    should   be    soil    tests    on    different   portions    of  the 
site   to    determine,    not   only   the    compactability   of  the 
materials,    but   also    the    subsurface    conditions    and   the 
ability    of   the    undisturbed    soils    to    either    stay    in    place 
when   the    edges    are    exposed   or    to   take    superimpose;.! 
loadings    from    deep   fills.       In    some    instances    the    land 
upon    which    a   fill    is    placed    is    porous    and    will    compress 
upon   heavy   loading.       The   result   may   cause    major 
fractures    in    buildings    not  designed    with    this    fact  under 
consideration . 
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The   handling   of  drainage   from    cut  and   filled   areas    is 
a   critical    matter    in   protecting   the   land   against  erosion. 
Cross    drains    along   high   slopes    become    an    essential 
part  of  the   development  along    -with   provisions   for    col- 
lection   of   water    and    carrying   it  into    adequately  design- 
ed   storm    drains  . 

Changing   the    course   or   concentration   of   su  rface    run- 
off  will    subject  developers    to    legal   problems    and   often 
result  in    costly    suits    when    it   can   be   proven   that   such 
changes    resulted   in   damage   to    property   not  previously 
in   the    path   of  this    water   flow.       Damages   from    this 
type   of  problem    can    sometimes    occur    a   long   distance 
from    where   the    initial    changes    were   made. 

Due   to    the    considerable   amount  of  flood   damage   in 
many    California   communities    there   has    been   a    wide- 
spread  adoption   of   Grading   Ordinances    to    establish 
minimum    standards    for   both   excavations    and   fill   opera- 
tions.      The   City   of   Los   Angeles    and    several   of   the 
surrounding   cities    have    well    established   rules   that   must 
be   followed   in   this    activity. 

Property   lines    should   be   located   at  the   top   of   slopes 
whenever   possible    so    that  responsibility   for    drainage 
and   maintenance    of   the    slope    lies    with   the    property 
owner    at  the   foot  of   said   slope. 

The   Logic    of   Orderly   Land   Subdivision 

One   of  the    examples    of  poor    land   subdivision   is    to    be 
observed   in   the    past   activities    under   the    Small    Tract 
Act,    where   parcels    of  land    were    scattered   in   random 
fashion    over    a    considerable    amount  of  the    desert  floor 
especially    in    San    Bernardino    County.       These    subdi- 
visions  violated   the   objectives,    principles    and    standards 
of  the    State    Subdivision  Map   Act,    local    subdivision 
laws    and    Federal    Housing  Administration    minimum 
standards.       Tracts    were   created   along   unimproved 
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and   improperly   located   streets    -without   essential   im- 
provements   such   as    water    and    sewerage   facilities. 
These    scattered   developments    cause   many    problems 
in  terms    of  public    services    and    will  frustrate   orderly 
urban   development   when   the    surrounding   land   becomes 
mature   for    such   use.       A  greater   understanding    within 
the    Bureau   of  the    consequences    of  this    program    could 
have    avoided   many    of  the   problems   now    facing   local 
communities  . 

In  future   practice    where    Bureau   land   is    subdivided 
into    acreage   lots   for    private   use,    the    Bureau   should 
follow    at  least  the    minimum    standards   of   FHA   and    the 
local   governmental    agencies.       There   is   no    real    econ- 
omic   gain  for   the    general   public    when   operations    of 
one   federal    agency    will    involve   future    major    expendi- 
tures   by    other   federal   agencies    and   local   governments 
to    correct   basic    faults    in   land   development  practices. 
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SUBDIVIDER 


Calc.    by 


ENGINEER 


Ckd.    by 


DEVELOPMENT    COST    EXAMPLES 


STREET    BOND    ESTIMATE 

Excavation  

Stand.    Type   D    Curb    &  Gutter 

Stand.    Curb   only  

Stand.    Type   A-2    Curb   &•   Gutter 

Stand.    Cone.    Cross    Gutter 

Aggregate    Base 


3"    Plant  Mixed   Surfacing 

SC-2    Prime   Coat 

Seal   Coat  

Sidewalk 


Street  Signs 

Catch    Basins    ($400    -    $1,350). 
Junction    Boxes    ($300    -    $600)  . 
Storm    Drain   Outlet   Structures 
Barricade 


Warning    Signs 

Trench    Excavation 


SEWER    BOND    ESTIMATE 

8"    V.C.P.    

6"   V.C.P.  

V    V.C.P. 

Manholes  


Clean   Out    (Lamp    Holes) 


WATER    SYSTEM    ESTIMATE 

10"   Main 

8"   Main 

6"   Main 

V   Main  

Fire   Hydrant  6" 

Fire    Hydrant  V1 

House   Laterals    (St.    Width)  

GVs 


Cu. 

Yds 

Lin. 

Ft. 

Lin . 

Ft. 

Lin. 

Ft. 

Sq. 

Ft. 

Tons 

Tons 

Gals 

. 

Gals 

. 

Sq. 

Ft. 

Ea. 

Ea. 

Lin. 

Ft. 

Ea. 

Lin. 

Ft. 

0.50  $. 
1.50 
1.25 
1.65 
0.80 
3.00 
6.90 
0.25 
0.30 
0.35 
55.00 


$200    -   $500 
7.00 
35.00 
1.33 


Subtotal    Bond   Amt, 


Lin . 
Lin . 
Lin. 
Ea. 
Ea. 


Ft. 

Ft. 
Ft. 


$ 


3.00 

2.60 

2.00 

280.00 

85.00 


$. 


Subtotal    Bond   Amt, 


Lin. 

Ft. 

Lin . 

Ft. 

Lin. 

Ft. 

. 

Ft. 

Ea. 

E    . 

Ea. 

$ 


5.50 
3.50 
2.50 
2.10 
1+00.00 

50.00 
120.00 


$: 


Subtotal    Bond   Amt. 
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STREET    LIGHTS    Ea.  @      $300.00         $_ 

MONUMENTATION  $ 


r  ~ 

Total    Bond  Amount        $ 


NOT    INCLUDED    IN    BOND    AMOUNT 
ENGINEERING   &   INSPECTION    FEE 


$ 

@  3-1/2$  $ 

$ 

$ 

@  3%           $ 
@   2-1/2%   $ 

$. 


Fee  Amount  $_ 
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HILLSIDE    DEVELOPMENT 


ECONOMICS    OF    HILLSIDE    DEVELOPMENT 

Severe   topographic    conditions    reduce    the   number    of 
lots   that   can   be    created   and    much  higher    costs    of 
development  can    be    anticipated.       The    market  for    hill- 
side  homes    is   usually   limited   to    upper    income   families. 
Economic    Consultants    estimate   that  hillside   homes 
must   be    priced   from    $50,000    up    in   order    to    attract 
development  capital.       They    indicated   that  only    15    to 
20    percent  of   single   family   housing   demand    -will   be 
oriented   toward   the   purchase   of  hillside   housing. 

In   most  instances    the   higher   the   development   costs 
the   more   the   developer   is    concerned    "with   the   creation 
of  as    many   lots    as    possible.       Conversely   it  is    in    the 
interest   of   good   planning  to    limit  dwelling   unit  density 
in   hillside    areas    in   order   to    preserve    as    much  of  the 
natural   terrain   as    possible,    and   thus    prevent  destruc- 
tion  through   excessive   grading.       High   development 
standards    should   also   be   required  by   the    city   to    mini- 
mize  hazardous    conditions;     such   as    brush   fires,    flood- 
ing,   earth   slippage    and   erosion. 

OBJECTIVES 

The   objectives   of  the   hillside    plan   are    to : 

*         Provide   an    alignment  for   hillside    collector   streets 
and   major   thoroughfares   to    permit   continuity   of 
traffic    circulation,    and   through    this    system,    per- 
mit orderly   development  of   separately   owned 
properties  . 

Establish    reasonable   unit   densities    for    the   hillside 
areas.       These   densities    should   be    based   on   topo- 
graphy,   accessibility,    hazardous    conditions    and 
the    effect  of  development  on   the    appearance   of  the 
total   hillside    area. 
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*  Provide   standards   for   development   -which    would 
eliminate   or    reduce   hazardous    conditions   that 
could   result   in   damage   to    life    and   property,    spec- 
ifically   with   respect  to    fire,    flood   and    slippage. 

*  Encourage  preservation  of  unique  natural  land 
forms  and  discourage  the  scarring  of  hillsides 
through   excessive   grading. 

*  Demonstrate    development   techniques    that   might  be 
used   to    develop   the   hill    areas    and    to    point  out  the 
advantages    and   disadvantages   of   each. 

DEVELOPMENT    TECHNIQUES 

Following   is    a   brief  description   of  the   various    site 
planning   techniques    employed   in   hillside    subdivision. 
Factors    such   as    topography,    soil   condition,    drainage, 
and   other    physical   properties    of  the    site    will   determine 
which   of  these   techniques    is    appropriate   for    a   particu- 
lar  project: 

Pad    Graded   Slopes 

The    most   common    method   presently    in   use   is   the    pad 
graded    slopes    or    "rice   paddy"    subdivision.       The   nat- 
ural  topography   is    reshaped   by   notching   the    slope    and 
compacting   the   fill    material    to   form    a   flat   series    of 
"Stair    steps"    building   sites.       This    method   completely 
changes    the    appearance   of  the    area.       In    most   cases 
the   natural   topography   is    rather    severely   transformed 
to    a   precise   series    of   angles    and   planes.      When   this 
method   is    applied   to    steep   topography   the    hills   take    on 
the   form    of  truncated   pyramids. 

It  is    recommended   that  this    method  be   limited   to    gently 
rolling   areas    where    the   grade   does   not   exceed   10 
percent. 
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Single    Tiers    of   Lots    -    Pad    Graded   Slopes 

This    is    a   modification    of  the    pad   graded    slopes    and 
is    usually   employed   in    areas    "where   steep    grades 
result  in    higher    costs    of  earth    movement  and    where    it 
becomes    more    economical   to    develop   a    series   of 
shelves,    each   containing   a    single   tier   of  lots.       This 
technique    creates    about   twice    the    number    of   bench 
levels    and    streets    as    the   double   lot  method.       The 
hillside   is    therefore   not   as    severely   carved,    and    when 
development  is   limited  to   the    sides   of  the   hill   below 
the   brow    or   top    of   the    ridge,    the   natural    skyline    will 
not  be    changed.       This    method   also   has   the    advantage 
of  providing    more   view    lots.       The    street,     which    is 
serving   only   one    side,    can   be    reduced   in    width,    there- 
by  decreasing   the    amount  of  grading   and   the    cost  of 
street  improvements.       Utility    costs    may,    however,    be 
greater  . 

It  is    recommended   that  this    method,    if  used,    by   limited 
to    areas    where    the   natural    grade    ranges    from    10    to 
30   percent,    and   the    grading    scars    created   by   the    de- 
velopment  will   not  dominate   the    landscape    or   otherwise 
depreciate    the    appearance   of  the   hills .      Where   this 
method   is    employed   it   should   be    limited   to    the   hillsides 
below    the    ridge    so    that  the    skyline    will   not  be   changed. 

Contour    Grading 

This    method    involves    the    reshaping   of   the    ridges    and 
compacting    the    earth   thus    removed   on    the    floor    of   the 
canyons    to    form    building    sites    and   leaving    the    portions 
of   the   hillside   in   between    ridge    and   valley    untouched. 
Contour    grading    is    the    most   natural    method    of   develop- 
ing  steep   terrain   of   the   type   found   generally   through- 
out  the    hilly   portion    of   the    planning   area.       This    tech- 
nique  has    the   advantage   of  retaining   most   of  the   native 
beauty   of   the   hillside ,    requiring   less    grading   and 
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lessening   the   risk    of   earth    slippage.       The    opportunities 
for    clustering   development  and   retaining   large    common 
open    space    is    perhaps   the    most  promising      feature    of 
all. 

There    is,    however,    a   tendency   to    over    grade   the 
ridges    in   order   to    gain    more    buildable    area.       This 
will    reduce   the    quality   of   appearance    by    destroying 
the   skyline.       The   grading   plan    should   be    reviewed 
by   public    officials    to    insure   that  no    abrupt   and   ex- 
posed  cuts    and   fills    will   be    created   and   that  the   new 
contour   blends    into   the   original    slopes. 

Because    of  the    steepness    of   the   topography    in    many 
hillside    areas,    it   is    recommended  that  the    contour 
grading   technique    be    encouraged,     and   that   the   net- 
work   of  hillside    streets    conform    with   an   overall   hill- 
side  plan    which   is    designed   to    facilitate    this    method. 

Hillside    Housing 

The   hills    should   be    reserved   for   housing    which    com- 
plements   the   natural   beauty   of   the    surrounding   area. 
The   form,    color,    and   texture    of  hillside    architecture 
should   retain   the    rustic    quality,    in   keeping    with   roll- 
ing  and   often   severe   unevenness   of  the    land.       The 
total    complex   should   be    a   blending   of  the    buildings, 
site,    topography    and   other    elements    that   comprise 
hillside   landscape.       Unfortunately,    there    is    a   tenden- 
cy  to    force   the    conventional    "flat  land"    single   family 
home   onto    hillside   lots    and    create    an    environment 
unrelated   to    the    surroundings . 

Split   Level    -    Steep    slopes    can    be   utilized    effectively 
by   constructing   split  level   housing   which   takes    advan- 
tage  of  the   down   or    up   hill    changes    in    elevation. 
This    method   reduces    the    amount  of  grading   required 
to    create    a   building    site   and    also    increases   visual 
exposure    to   the    surroundings. 
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Cantilever    -   A   minimum    of  grading   can   be    accom- 
plished  by    su  pporting   the   building  foundation   on   verti- 
cal   structures    anchored   securely   to   the    slope.       Ex- 
posed   columns    may   detract  from    the   visual    aspect 
of  the    hillside   development   and    should,    therefore,    be 
screened   or   designed   to    blend   in    -with   the    surround- 
ings.      This    method    also    provides    good   view    exposure, 
and   allows    the   flat   portion    of   the    lot  to    be    used   for 
outdoor    living   areas. 

Cluster    Development   -    The   technique   outlined   in   the 
Residential   Land   Use    section    of  this   report    "Cluster 
Development",    may   be    applied   to    the   hillsides   by 
grouping    a    number    of   dwellings    on    relatively    large 
graded    sites    and   leaving   the    surrounding    slopes    un- 
disturbed.      The    system    of   streets    connecting  the 
clusters    would   tie    into    the   hillside    collector    street 
system  .       The   undisturbed   open    areas    could    be    either 
dedicated   to   the   city    as    permanent  open    space   re- 
serves   or   have    the    development  rights    deeded   to    the 
city   and   have   the    land   retained   in    common   ownership 
of  the    property   owners    and    maintained    by   the   home- 
owners   association. 

This   technique   has    been   endorsed   by   the   Urban   De- 
sign  Committee,    Southern   California   Chapter   of 
American    Institute    of  Architects,    and    many    experts 
in   the    field   of   site    planning.       This    method    is    ideally 
suited  to    development  of  ridges    and  valleys    (the 
countour    grading   technique)  . 

Cascade    -    A   type    of    "cluster"    housing  that   is    appli- 
cable   to    the    steeper    slopes    is    the    "cascade"    or 
"terrace"    method.       The    cascade    or    terrace    is    creat- 
ed  by   joining  the   homes    together    with   party    walls 
and   stepping   them    up   or   down   the    slope.       The   ad- 
vantages   to    this    type    of  housing    are:    1)    less    grading 
required,    2)    level    areas    are    retained   for    open    space 
recreational   uses,    3)    the    roof   of  the    lower    unit   can 
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be   used    as    the   terrace   for   the    upper   unit  thus    giving 
it  a   private   outdoor    living   area    with   a   panoramic   view 

STREET    DESIGN    STANDARDS 

General   Alignment 

In    steep    areas    streets    should,     where    possible,    be 
generally   parallel    to    the   natural    contours    of   the   land. 
Greater    amounts    of   grading   are     required    when   the 
alignment  runs   perpendicular    to    and   across    contours. 

Street   Continuity 

It  is    essential   that   a   hillside    plan    establish    continuity 
of  collector    streets    throughout   the   planning   area. 
Development  of  individual   properties    should   be   re- 
quired  to    respect   this    basic    system,    and    the    approval 
of  tentative    plans    should   reflect   these    alignments    or 
reasonable    modifications    so    that   adjacent  properties 
can   be   logically   developed   in   the   future.       The   pre- 
vention  of    "land   locking"    parcels   of  property   is    an 
important  planning  function. 

Service    Vehicle    Capability 

Special    consideration    must  be    given   to    the   design   of 
cul-de-sac    streets    to    insure    their    capability   of  hand- 
ling  service    (refuse  ,  etc  .  )    vehicles    and    emergency 
(fire,    etc.)    vehicles.       Several    techniques    are    avail- 
able  to    achieve   this .       The    engineering    staff   should 
check    all   development  plans    to    see   that  this    is    ac- 
complished. 

Standard    Street   Sections 

Hillside    Collector    Streets   -    are    intended   to    collect 
and   distribute   traffic    between   local    streets    and   arterial 
highways . 
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Minor   Local    Hillside    Streets    and   Cul-de-Sac    Streets    - 
Minor    streets    are    intended   to    serve   as    access   to 
abutting   hillside   development  from    the    collector    system. 
In    many    instances    these    will   be    cul-de-sac    streets. 
Such    "dead   end"    streets    should   not  exceed     600   feet 
in  length    without   some    secondary    (escape)    road   to 
provide    access   in    case   of  danger. 

DENSITY,    LOT    SIZE,    DIMENSIONS    AND 
YARDS 

The    greatest   difficulties    in    hillside    development   regula- 
tions  usually   center   on   the    minimum    lot   size.       It  is 
recognized   that  the    geometries    of  flat  land   lot  regula- 
tions  do    not   apply   to    hillside    situations .       A  number   of 
alternate    methods    can   be   used,    such   as: 

#  Requiring   an    average    lot   size    with    a    maximum 
and   minimum  . 

*  Permitting   a    maximum    number   of  lots    per   gross 
acre,    and   regulating  the    minimum    building   area 
or   building    site   requirements   for    each   dwelling 
unit. 

In   the    case   of   the    cluster    and   planned   unit   concept  of 
development,    the    minimum    lot   area   requirement  should 
be   replaced   by   the    regulation   of   maximum    permitted 
dwelling   units   per    acre.       It   is   necessary   that  some 
degree    of  flexibility    be    provided   in  the    Zoning   Ordin- 
ance   so    that   the    proposed   development    will    logically 
fit  the    terrain.       The    following    suggests    zoning   regula- 
tions   which    would    accomplish    this : 
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Proposed   Zone         Hillside-3 
Classification 


Maximum    cross         Up   to    2' 
slope   permitted 


Hillside-2        Hillside-1 


Up   to    30$      Over    30$ 


Net  area    per 

dwelling 

(  minimum  ) 


10,000 
sq.    ft. 


20,000 

s  q .    f  t . 


40,000 
s  q .    f  t . 


Maximum    dwell- 
ings  permitted 
per   gross    acre 
under    Planned 
Unit  Development 


k 


Minimum    building      5,000 
site   area  sq.    ft. 


5,000  5,000 

s  q .    f  t .  s  q .    f  t . 


Minimum    aver- 
age   width   of 
lot   measured 
at  the    setback 
line . 


80    ft, 


90    ft, 


100    ft. 


This    chart   is    an    adjusted  version   of  the    compilation   of 
hillside    regulations    prepared   by    the   California    State 
Office   of   Planning.    An   example   of   a    Hillside    Ordinance 
is    in   Appendix   VII. 

Where   large    scale    land   development  is    possible,    build- 
ing  sites    can   be    created  by   balancing   cut  and   fill    to 
create    building   sites    which    can   have    a   net   area   of   a 
half  acre    or   less,     with    a   minimum    building    site,    de- 
fined  as    land    with    a   gradient  under    10    percent   slope 
in   any   direction,    of  not  less    than    5,000    square   feet. 

In    addition,    there    may   be    careful   carving   of  the   hill- 
tops   and   filling   of  the   valleys    to    produce    relatively 
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level    sites,     sloping    in    the    direction   of   the    road   at   a 
gradient  of  not  more    than   15    percent,    and   a   grade   of 
not   more    than   two    or   three    percent  from    rear    to    front 
of  lot,    to    take    care   of  drainage    to    the    street. 

Clustering   of  housing   into   building   complexes   is    also 
possible,    where   the   total   density   permitted   on   an   own- 
ership  is    grouped   onto    one   or    more    specially   graded 
areas,    where   the    minimum    size   of  the    site   per   dwell- 
ing  is    important   only    in    that   there    by   provision   for 
adequate   outdoor   living   space    and   off-street  parking. 
The   remainder   of  the   land    would    be    set   aside   in   per- 
petuity  for    permanent  open   space    (by   deeding   develop- 
ment rights    to   the    city)  .       This    open   space    would, 
however,    have   to    be   fire   controlled   by   the   use   of 
sprinkler    systems,    or   the   planting  of  fire   retardant 
plants . 

In    any    case,    the    density   permitted   in    any    area    should 
be   related   to   the    road   system    serving   it.       No    greater 
density    should  be    allowed   than    can   safely   be   serviced 
by   roads    of  adequate    width   and   a   grade   not  to    exceed 
15   percent.       There    should   be    escape    roads    in   all 
areas    where   cul-de-sac    (dead    end)    streets   have    a 
length   greater   than   600   feet.       Fire  hydrants    should 
be   located   at  the    ends    of  all    cul-de-sacs    to    permit 
effective   fire    control    in   cases    of   emergencies. 

FIRE    PROTECTION 

Egress   from   the    hill    areas    is    of  paramount   considera- 
tion  in    case   of  fire.       It  is    strongly   recommended   that 
the   street   system    provide   at  least  two    possible    escape 
routes   from    all   residential    areas.       It  may   be   necessary 
to    provide    a   special   unpaved   roadway   to    some   of  the 
more    isolated   canyons    and   ridges . 

Where,    in    the    opinion    of   the    Fire    Chief,     areas    will    be 
subject   to    fire    hazard    and    adequate    access    is    lacking, 
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dedicated   fire   trails    should   be    required  by   the    city 

and   recorded  on   the    subdivision    maps.  These   fire 

trails    should  have    a   maximum    slope   as  determined 
by  the    Fire   Chief. 

Water   pressure,    access,    clearing   of   combustible   vege- 
tative   materials    and    any   other    matters    that   concern 
fire   protection   should   be   reviewed   by   the    Fire    Chief 
and   his    recommendation   should   be   included   in   the 
conditions    for   tract   approval. 

EROSION    CONTROL 

Where   natural    slopes    are   graded    and   roads    are    con- 
structed  the    effects    of  rapid   runoff   may    cause   the 
erosion   of   compacted    soil.       The   following   recommend- 
ed provisions    should   be   added   to    the    su  bdivision   ord- 
inance   in   order   to    protect  hillside   development  from 
the    effects    of   weathering. 

Planting    Slopes 

The   face    of   all   slopes    which   have   been    created   in   the 
process    of   subdivision    should   be   planted    with   appro- 
priate   materials   to    control   runoff.       Specific    require- 
ments   should   be   developed   as    to   types    of   plant   ma- 
terials   and   method   of   preparing   the    soil.       Extremely 
rocky    soils    would,    of   course,    be    exempted. 

Structures    and    Synthetics 

Retaining    walls    and   other   buttressing   structures    may 
be   necessary   in    certain   instances    to    stabilize   the    slope 
and   prevent   erosion.       Plastic    materials    sprayed   on 
the   slopes    may   provide    adequate    slope    protection. 
The    aesthetics   of  these    materials    should   be    approved 
prior   to    their   application. 
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Maintenance    of   Planting 

It   will    be    necessary    to    require    sprinkler    systems    to 
maintain    the    planted    slopes.       These    sprinklers    should 
be    controlled   by    a    master    system    rather   than   individu- 
ally.      Experience    reveals    that   the    water    pressure    is 
greatly    reduced   during   hillside   fires    when    the    sprinkler 
system    is    controlled    by    property   owners    who    are    at- 
tempting   to    protect   their    homes    by    sprinkling   the    slopes 

Slope    Gutters 

On   high    slopes    it   may    be    necessary   to    construct   bench 
drainage    gutters    at  various    levels    to    control    runoff   and 
reduce    erosion. 

Road   Gutters 

It   is    most   important   that   road    gutters    be    adequate    to 
carry    runoff    water    and    protect   the    road    bed   from 
"wash   outs".       One   possible    solution   is    the    development 
of   wide    dished   surfaces    at   each    edge   of   the    paving   de- 
signed   to    drain   the    street   and    abutting   property.       This 
will    also    provide    a    bike    lane    and    a   place    to    walk    in 
areas    where   sidewalks    are   not  feasible. 

GRADING    STANDARDS 

Slope    Ratio 

The    required    slope    ratios    should    be    determined   by    a 
geologist   and    based    on   his    analysis   of   the    particular 
materials    which    comprise    the    hillside. 

Where    possible,    retaining    walls    should   be    constructed 
as    an    alternate    to    wide    cut   and   fill    slopes . 
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Natural    Slope    Preservation 

The   technique   of   cutting   ridges    and  filling  valleys    re- 
quires   that   earth    moving   equipment  traverse    the 
slopes.       If  this   travel   is   not   controlled   the   hillside 
becomes    scarred.       It   is    recommended   that  the    move- 
ment  of   equipment   be    limited    to    a    predetermined    route 
approved    by    the    city. 

Ownership   of  the    Slope   Areas 

Individual    property    lines    should   be   located   to    include 
all    slope    areas    above   the    buildable   portion    of  the    lot. 
Drainage    should   be   directed    away  from    edges    of 
downward    slopes.       This   places    the   responsibility   for 
the   maintenance    of  these    slopes    in   the    hands    of  those 
who    would   be   most   adversely    affected   by    their   erosion. 

Grading    Ordinance 

A  grading   ordinance    should   include   the   following: 

*  Require   necessary    certificates,    by    soils    engineers 
and   geologist. 

Standards   for    excavation    and  fills    and    compaction 
requirements  . 

Procedures   for    obtaining   grading   permits. 

*  Methods   of   inspection    and    enforcement. 

GEOLOGICAL    PROBLEMS 

A   special    geology    report  should   be   required  for    all 
hillside    development   proposals.       This    report  should 
be   prepared   by    a    qualified   geologist   and    should   be 
concerned    with    the    structure    and    stability   of  the   under- 
lying   materials. 
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IMPLEMENTATION    THROUGH    ZONING 

It   is    recommended    that   all   hillside    land    be    placed   in 
the    newly    proposed    Hillside-1,    one    acre    minimum    lot 
zone.       This,    in    a    sense,    -would   be   a   holding   zone 
until    more    detailed   plans    are    presented   by   developers 
for    specific    projects.      With  the    application   for    either 
Hillside-2,    Hillside-3    or   other    proposed   hillside   de- 
velopment  zones    a   precise   plan    would   be    required   to 
clearly    indicate   how    the   land   is    to    be    developed,    the 
types    and   density   of  the   development   anticipated   and 
the    means    of  access    and  the    utilities    and    protective 
devices    to    be   provided.       Development  plans    would 
show    the    provision    of   access    to    the    proposed   devel- 
opment  of   land   locking    adjacent   parcels    and   thus    limit- 
ing  or    prohibiting   further   development.       No    grading 
should    be    permitted    other   than   for   fire    trails    or    access 
to   ungraded   sites    without  approval   of  a    site   plan   for 
the    subject  property    and   its    relationship   to    abutting   land 
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APPENDIX    I 


CLASSIFICATION   AND    CODING 
OF    LAND   AND    ITS    USE 


PUBLIC    LAND    LAW    REVIEW   COMMISSION 

The    Public   Land   Law    Review    Commission    will   study 
the   varied   and   complex   land   laws    in  keeping   with   the 
policy   of  Congress    .  .  .     "that  the   public    lands   of  the 
United    States    shall   be    (a)    retained   and   managed   or 
(b)    disposed  of,    all   in   a   manner   to   provide   the    maxi- 
mum   benefit  for    the    general    public".       Until    the   Com- 
mission's   report  is    submitted,    the    Secretary   of  the 
Interior    is    authorized   under    the   Multiple    Use   Act   to 
classify   lands    either   for    certain   disposal    or   for    inter- 
im   management  under   principles    of  multiple   use. 

The   Act   provides    that: 

"The    Secretary   of  the    Interior    shall    develop   and 
promulagate    regulations    containing    criteria   by 
which   he    will    determine    which    of  the    public    lands 
and    other    Federal    lands,    including   those    situated 
in   the    State   of  Alaska    exclusively    administered   by 
him    through   the    Bureau   of   Land   Management   shall 
be    (a)    disposed   of  because   they    are    required   for 
the    orderly    growth   and   development   of   a    commun- 
ity  or    (2)    are    chiefly  valuable   for   residential, 
commercial,    agricultural    (exclusive   of  lands    chief- 
ly  valuable   for    grazing    and   raising   forage    crops), 
industrial,    or    public    uses    or    development,    or    (b) 
retained,    at  least   during   this    period,    in    Federal 
ownership    and    managed   for    ( 1 )    domestic    livestock 
grazing,     (2)    fish    and    wildlife    development   and 
utilization ,     (3)    industrial    development,     (i+)    mineral 
production,     (5)    occupancy    (6)    outdoor    recreation, 
(7)    timber    production,     (8)    watershed    protection, 
(9)     wilderness    preservation    or    (10)    preservation 
of   public   values    that   would   be   lost  if  the   land   pass- 
ed  from    Federal    ownership."    (Italics    added) 
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The   Act   further    states    that: 

"The    Secretary   of  the    Interior    shall,    as    soon 
as    possible,    review  the   public    lands    as    defined 
herein,    in   the    light   of   the    criteria    contained    in 
the    regulations    issued    -with   this    section    to    deter- 
mine   "which   lands    shall    be    classified    as    suitable 
for    disposal    and    which    lands    he    considers    to    con- 
tain   such  values    as   to    make   them    more    suitable 
for    retention    in    Federal    ownership   for    interim 
management  under   the   principles    enumerated   in 
this    section .  " 

CLASSIFICATION    FOR    DISPOSAL 

Criteria   for    classifications    of  lands   for    disposal    are 
as   follows  : 

"To    be    classified   for   disposal   lands    must  be    qual- 
ified  for   disposition   under    statutes    authorizing   the 
Secretary   of   the    Interior    to    transfer    public    lands 
out   of   Federal   ownership,    and   must  be: 

( a)  Required   for    the    orderly    growth    and 
development   of   a   community. 

Such   requirement   will    be    based   upon   pro- 
jection techniques   utilized   by   recognized   pro- 
fessional  urban    planning   associations    and 
groups.       The   lands    must  be    within    a   pro- 
jected  growth    zone    and    must  be    covered   by 
forceful    and    enforceable    zoning   regulations,    or 

( b)  Chiefly   valuable   for   residential   use   or 
development. 

Such   lands    must  be    physically    suitable   as    a 
site   for    single   or    multi-family   dwellings. 
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There    must   be    a    current  demand   for    such 
sites.       Forceful    and    enforceable    zoning   regu- 
lations   must   be    in    effect,    and    must  provide 
for   residential   use   of  development,    or 

(  c )       Chiefly   valuable   for    commercial   or 
industrial    use    or    development. 

Such   lands    must  be   physically    suitable   as    a 
site   for    the    manufacture,    testing,    processing, 
sales,    exchange    or    distribution    of   goods    or 
services.       This   does   not   include    sites   for 
the   raising    of   agricultural    crops    or    livestock 
or    sites    for    the    extraction   or    severance    of 
raw    materials.       There    must   be    a    current 
or   foreseeable   demand   for    such    sites.    Force- 
ful   and    enforceable    zoning   regulations    must 
be    in    effect,     and    must  provide    for    commer- 
cial   or    industrial   use    or    development,    or 

(d)  Chiefly   valuable    for    agricultural   use; 
(exclusive    of   lands    chiefly   valuable   for    graz- 
ing   and    raising   forage    crops)  . 

Such   lands    must  be    physically   suitable  for 
the    growing    of   cultivated    crops    other   than 
forage    grasses    on    a    sustained    profitable, 
non-price    support   basis,    using    modern    soil 
and    water    conservation   techniques.       Devel- 
opment for    agricultural   use    must  not   have    an 
adverse    effect  upon    existing    agricultural 
areas,     (e.g.    diminishing  the    water    supply), 
or 

( e )  Chiefly   valuable    for    public    use   or    de- 
velopment. 

(1)       To    aid    a    Federal    Program. 
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(2)       To    aid    a    State,    Local    Government, 
or   non-profit   association   program  . 

CLASSIFICATION  FOR  RETENTION  AND 
MANAGEMENT 

Criteria   for    classification    of   lands    for    retention    and 
interim    management   pending   the    recommendations    of 
the    Public    Land   Law    Review    Commission    are    as 
follows  : 

"To    be    classified   for   retention   and    interim    man- 
agement,   lands    must  have    value   for    one    or    more 
of  the   following   uses: 

(a)       Domestic      Livestock   grazing. 

This    includes    the   protection,    use    and   devel- 
opment of  forage   producing   public    lands    and 
the    management  of  livestock   use    to    obtain    a 
su  stained   yield   of  forage   and   livestock   pro- 
ducts,   in    accordance    with   the   principles    of 
the    Taylor    Grazing  Act,    as    amended,     ( 2+3 
USC    315    et   seg.)    and   the   Alaska    Grazing 
Act    (2+8   USC    2+71    et   seg.) 

Lands    may   be    retained   and    managed    if  they    are 
physically   suitable   for   production   of  livestock   for- 
age,   and   Federal   ownership    is    required   to: 

(l)       Stabilize   the    livestock   industry 
dependent  on   the    public    lands ,    or 

(  2  )      Avoid    economically   burdensome 
diminution   of  grazing   privileges    to    live- 
stock   operators    dependent   in    whole    or 
in    part  upon   the    public    lands,    or 
(italics    added) 
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(3)       Assure    effective    and    economical 
administration   of   grazing   districts. 

(b)       Fish    and  Wildlife   development   and 
utilization . 

This   includes    the    management  and   develop- 
ment  of   habitat  to    obtain    a    sustained   yield    of 
fish   and    -wildlife,    and    the    provision    of   access 
for   the    utilization   of  fish    and    wildlife,    under 
appropriate    coordination    with    interested    State 
and   Federal    agencies.       Lands    may   be   re- 
tained  and   managed   if   they   are    physically 
su  itable   for    fish   and    wildlife   habitat,    and 
Federal   ownership   is    required   to  : 

( 1 )  Provide    an    adequate    area   of  hunt- 
ing   and   fishing    grounds    for    the    general 
public ,    or    (Italics    added) 

(2 )  Maintain   habitat  and  food   supply 
for    the    fish    and    wildlife    population   de- 
pendent upon   the    public    lands    and   being 
maintained  under    Federal    and    State 
Programs .     (Italics    added) 

(  c)       Industrial   development. 

This    includes    any   use    related   to    industry,    on 
either    short   term    or    long   term    basis.    Lands 
may   be    retained   and    managed   if  they   are 
physically    suitable    as    a    site   for    manufacture, 
testing,    processing,    sale   or    exchange    of 
goods   or    services,    and    Federal   ownership 
is    required    to : 

(1)       Protect   and    manage    other    resource 
values    on   the    land    when    the    industrial 
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use    is    made    on    a    non-exclusive    or 
short   term    basis ,    or 

(2)       Protect   and   manage    adjacent   Fed- 
eral   lands    when    the    industrial    use    is    of 
a    long   term    and    exclusive    nature,    by- 
means    of   use    stipulations    and    other 
techniques    -which    could   not   be    used    if 
the   land   had   passed   to    non-Federal 
ownership . 

(d)      Mineral    production. 

This    includes    any   use    related   to    the    extrac- 
tion   and   processing   of  locatable    and   leasable 
minerals    and    saleable    mineral    materials.    Mul- 
tiple  use    contemplates    development   and   man- 
agement of  the   various    surface    and    subsur- 
face  resources   in    a    combination   that   will    best 
meet  the   present  and   future   needs    of  the 
American    people.       Separation    of    surface    and 
subsurface   ownership    may   occur    when    con- 
sistent   with    this    principle.       Under    some    cir- 
cumstances,   the    surface    must  be    retained   in 
Federal   ownership   to    permit   compatible   de- 
velopment  of  both    mineral    and    surface   values. 
Federal    ownership    will    be    required: 

(1)  When   prescribed   by   law    (30    USC 
21)     (30   USC    124)  . 

(2 )  When   necessary   to    protect   surface 
values,    as   in    cases    when    mineral    ex- 
traction   would    cause   damage    to    surface 
values    which    could   be   best   instigated   if 
lands    were   under    Federal    ownership. 

( Italics    added) 
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(3)  When  necessary   to    protect   mineral 
values    as   in   cases    where    saleable    min- 
eral   materials    are    scarce    and   could   be 
more    equitably   made   available   to   the 
general   public    if  held  under   public    own- 
ership . 

(4)  When  necessary   to    service   mineral 
extraction   activities   on   Federal   lands    as 
in    cases    where    lands    are    required   for 
mill    sites,    access    roads,    etc. 

( e)  Occupancy. 

This   includes    the   use   of  public    lands   for    either 
part  time   or   full   time    residence   or   business. 
Lands    may   be   retained   and   managed  if  they 
are   physically   suitable    as    a   site   for   residence 
or    business,    and   Federal   ownership   is    re- 
quired  to  : 

(1)  Protect   and   manage   other   resource 
values    on   the   land    when   occupancy   is 
made   on   a  non-exclusive    or    short  term 
basis,    or 

(2)  Protect  and  manage  adjacent  Fed- 
eral lands,  by  means  of  use  stipulations 
and  other  techniques  which  could  not  be 
used   if  the   land  had   passed   to   non 

.   Federal   ownership,    when   the    occupancy 
is    of  a   long  term    or    exclusive  nature. 

(f)  Outdoor    Recreation. 

This    includes    the    protection,    preservation, 
development,    public    use    and    enjoyment  of 
scenery,     water,    primitive   or   natural   landscape 
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(including;   roadless    areas),    -wildlife,    natural 
phenomena,    archeological    and   historical    sites. 
Recreation    management   -will   provide   for   the 
health   and    safety   of  the   using;   public,    for   pub- 
lic   access    to    public    lands,    and  for    construct- 
ion  of  recreation  facilities    -where   needed. 
(Italics    added)       Lands    may   be    retained    and 
managed    if   they    are    physically    suitable   for 
recreational   use,    and    Federal   ownership 
is    required   to  : 

( 1 )  Provide    sites   for    construction    of 
recreation  facilities   needed   to    insure    the 
sanitation   and   protection   of  public   land 
and   the    convenience   of  the    using   public. 
(Italics    added) 

(2)  Provide    an    adequate    area  for    en- 
joyment of  legitimate   recreational   pur- 
suits   by  the   general   public .     (Italics 
added . ) 

(g)       Timber    production. 

This   includes    the   protection,    use    and   devel- 
opment of  forest  and    -woodland    areas    and   the 
management  of  these    areas    to    realize   the    sus- 
tained  yield   of  their   various    products.    Lands 
may   be    retained   and    managed   if  they   are 
physically    suitable   for    the   protection   of  timber 
and   other   forest  products,    and    Federal   own- 
ership  is    required   to  : 

(l)       Stabilize   the    lumber    industry   de- 
pendent upon    sales   from    publicly   owned 
timber    stands,    or 
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(2)       Assure    effective   and    economical 
administration   of  timber    stands.     (Italics 
added. ) 

(h)      Watershed   Protection. 

This   includes    management,    vegetative   treat- 
ment,   or    structural   treatment  to    maintain   or 
improve   total   yield,    quality,    or    stability   of 
flow    of   surface    and    subsurface    -water.       It 
also    includes   the   prevention   of  damage   and 
loss   due   to    excessive    or   uncontrolled   runoff, 
flooding   or    siltation .       Lands    may   be   retained 
and   managed   if  Federal   ownership    is   requir- 
ed  to  : 

(1)  Insure    intensive    watershed   man- 
agement  and   treatment  to    mitigate   down- 
stream   losses    due   to    excessive   flooding 
and    siltation,    or 

(2 )  Insure    maintenance   of   waterflow 
for    downstream    public    purposes,    such 
as    municipal    water    supply,    or    (Italics 
added . ) 

(3 )  Provide   for    expensive    rehabilita- 
tion   and   limited   use   to    correct  past   soil 
and    watershed   damage    and   to    prevent 
future    abuse    to    highly    erodable    lands . 

( Italics    added  .  ) 

(i)        Wilderness    Preservation. 

This    includes    the   preservation    of   areas    in    a 
roadless    and   primitive    condition.       Lands    may 
be   retained    and   managed   if  they: 
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( 1 )       Have    "wilderness    characteristics 
unique    in    character    and    of    substantial 
value    to    the    public    requiring    Federal 
ownership   to    insure   their    preservation. 
(Italics    added.  ) 

( j)        Preservation    of   public   values    that   -would 
be   lost   if  the   lands    passed  from    Federal    own- 
ership,      Public   values    -which    may   require 
preservation   through    retention    and    management 
of  the   land    are   found   in    a  variety   of   situations, 
including   but  not  limited   to   the   folio -wing:    Lands 
may   be   retained   and    managed   if  they: 

( 1)  Are   best   suited  for    multiple   use 
and   require    a   mixture   of  uses    to   best 
benefit   the    community    which    could   not 
be    achieved   under    private    ownership, 
or    (Italics    added.) 

(2 )  Do    not  themselves    contain    any   of 
the   values   listed   under    (a)    through    (i) 
above,    but  are    necessary    to    support 
and    enhance    a   management   program    on 
lands    having   one    or    more    of  these 
values .       Such   lands    might   provide    ac- 
cess,   provide    a    more    contiguous    and 
easily    managed   land   pattern,    provide 
key    water    access    points,    etc.    or 

( Italics    added.  ) 

(3)  Are   required   for    scientific,    re- 
search,   or    educational   purposes    which 
•would   be   impossible    if  the    lands    -were 
not  in    public    ownership,    or    (Italics 
added . ) 
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(i+)       May   have    relatively    unstable    soil 
and    cover    which    require    more    intensive 
conservation,    expensive   management 
and    capital   investment  than  can  be   justi- 
fied   on    the    basis    of   marketable    resources 
produced,    or 

(5)  Produce    a    resource,     such   as    tim- 
ber   which,    to    be   properly    managed    and 
conserved,    requires    a    long    period    of 
investment   and   management  before    a   re- 
turn   is    realized,     and   private    ownership 
in    the    area   under    consideration    would 
not   be    able   or    willing   to    wait  this    long 
for    a    return,    or 

(6 )  Have    esthetic   values,    such   as 
scenery    or    primitive    conditions,     which 
have    a   value   to    the   general   public ,    and 
which    require    preservation    and    enhance- 
ment,   or    (Italics    added.) 

(7)  Have   uncertain   potential   for    agri- 
cultural  use,     which    would    result  in   their 
being    cultivated   under   most  favorable 
economic    and    climatic    circumstances, 
resulting   in   accelerated   soil    erosion 

and   disruption   of  the   local    economy," 

EXAMPLE  OF  EVALUATION  REPORT 

In   consideration   of  the    criteria   for   retention   of  Federal 
lands    as    outlined   in   preceeding   pages   of  this    report  it 
is   the   opinion   of  this    sub-committee   that  lands    within 
the  Spring  Mountains    Planning   Unit  fit   the    criteria   for 
retention   under   the   following   categories:       (a)    Domes- 
tic   livestock    grazing,    part   2;     (b)    Fish    and  Wildlife 
Development   and   utilization,    parts    1    and    2; 
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(d)    Mineral    production,    part   2;     (f)    Outdoor    recrea- 
tion,   parts    1    and    2;     (g)     Timber    production,    parts 
2    and   3;     (i)    Wilderness    preservation,    part   1    and 
Preservation    of   Public    Values    that   would    be    lost   if 
the   land   passed  from    Federal    Ownership,    parts    1, 
2    (portions    of  the    Planning   Unit)  ,    3    and   6;    and   should 
be   classified   by   the    Bureau   of   Land  Management  for 
interim    Federal   ownership   and    multiple   use    manage- 
ment. 

The    sub-committee    in    consideration    of   the   Multiple 
Use   Act,    the   implication   that   additional    appropriations 
of  funds    for   recreation   developments    in    the    west   may 
become    available   as    cited   in    the    House    report  on   the 
land   and    water    conservation   fund    and   the    possibility 
of  a   Job    Corps    camp   being   located   in   the    Spring 
Mountains    Planning   Unit   which    can    supply   needed 
manpower   for   resource   development,    further   recom- 
mends   that:    the    Bureau   of   Land  Management  shall 
retain,    administer,    develop    and   protect  the    recreation 
resource    in   the    Spring  Mountains    Planning   Unit. 
Clark    County   will    improve    and    maintain    county   roads 
to    and    within   the    complex   to    provide   public    access 
for   the   utilization   of  the   recreation   resource.    This 
planning   unit   embraces   the   proposed    Red    Rock   Can- 
yon  Spring  Mountains    Recreation    Complex,    therefore, 
management   shall   include   the   development   and   main- 
tenance  of   the   recreation   resource   on    recreational 
sites    with   high   public   values.       Nothing   in    this    recom- 
mendation   is   to    preclude   the    Bureau   of   Land  Manage- 
ment from    entering   into    operation    and   maintenance 
agreements    with   other    groups    or    agencies    as    condi- 
tions   warrant. 

The   following   report   is   intended   to    supplement  the    sub- 
committee's   basic    recommendation    and    present  further 
recommendations   for   the   management  and   utilization    of 
the   resources   of   the    Spring   Mountains    Planning   Unit. 
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CLASSIFICATION    OF    RECREATIONAL    LANDS 

The    Outdoor    Recreation   Resources    Review    Commis- 
sion  in    its    report    "Outdoor    Recreation  for   America" 
denned    six   broad    classes   of  recreational   lands,    the 
physical   requirements,    location    activities,    developments 
and   basic    agency    responsibilities   for   administering 
these   lands.       The    categories    are   defined    as   follows: 

Class    I,    High   Density    Recreation   Areas. 

An   attractive  natural    setting   is    desirable;    however, 
manmade    settings    are    acceptable.       These    areas    are 
usually    within   or   near    major    centers    of  urban   popula- 
tion.      Use   is   for    intensive   day   or    weekend   activities 
such    as    picnicking,    group   field    games    and    other    acti- 
vities  for    many   people.       These    areas    require    a  high 
degree    of  facility   development   which   often   requires 
heavy   investment.       They   are   usually   managed   exclus- 
ively  for    recreational   purposes;    and,    are    commonly 
held   under    municipal,    county,    regional,    state   or 
commercial   ownership.       Examples    in   this    area   are 
Disneyland   and  various    city    and    county   park   proposals. 

Class    II.    General    Outdoor    Recreation   Areas. 

Areas    with   varied   topography,    interesting   flora    and 
fauna    within   a   generally   attractive   natural   or    manmade 
setting   adaptable   to    provide    a    wide   range   of  opportuni- 
ties.      They   are   usually   more    remote   than   Class    I 
areas,    however,    they    are    relatively   accessible   to 
centers    of  urban   population.       These   areas    accommo- 
date   a   major    share    of   all   outdoor   recreation    activity. 
Such   areas    receive    extensive    day,    weekend   and   va- 
cation  use    such   as    camping,    picnicking,    hunting,    na- 
ture   walks    and   outdoor   games.       Development  is 
generally   less    intensive   than   Class    I    areas.    Includes } 
but  not  limited   to    access    roads,    parking   areas,    picnic 
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areas,    campgrounds,    bathing   beaches,    marinas, 
streams,    natural    and/or   artificial   lakes.       Areas    are 
equipped    with   some    manmade   facilities    which   may 
vary   from    simple    to    elaborate.       Administration    may 
be    by    Federal,    State   or   local    governments,    includ- 
ing  regional    park    and    recreation    authorities,    and 
private    clubs    and   other   forms    of  private    ownership. 
Examples    of  Class    II    recreational   lands    in   this    area 
may   be   found   at   Lake   Mead   National   Recreation  Area. 

Class    III,    Natural    Environment  Areas. 

They   have   varied    and    interesting   land  forms,    lakes, 
streams,    flora   and   fauna    within    attractive   natural 
settings.       Usually    more   remote   from    population   cen- 
ters   than    Class    I    and    II    areas,    they    occur    wide- 
spread   throughout   the    country    and   on    an    acreage 
basis    are    the   largest    class    in    both    public    and   private 
ownership.       These    areas    receive    extensive    weekend 
and  vacation   use.       Depending   on   the    quality   of  the 
natural    environment,    common   uses    are    sightseeing, 
hiking,    nature    study,    picnicking,    camping,    swimming, 
boating,    canoeing,    fishing,    hunting,    and   mountaineer- 
ing.      The    primary    objective    is    to    provide    for    a    tra- 
ditional   recreation    experience    in    the   out-of-doors,    com- 
monly  in    conjunction    with  other    resource    uses.    Users 
are    encouraged   to    enjoy   the    resource    "as    is",    in    a 
natural    environment.       Developments    include    access 
roads,    trails,    picnic    and   campsite   facilities.       Ther  e 
may   be    other    compatible   uses    of  the    area    such   as 
watershed    protection,     water    supply,    grazing,     wildlife, 
timber    management,     and    mining    provided    such    activities 
are   managed   so    as    to    retain   the    attractiveness   of  the 
natural    setting.       Administration    is    by    Federal,    State 
or    local    governments,    including   regional   park   and 
recreation    authorities    and   private   ownerships.       The 
majority    of  the   recreational   lands    in   the    Spring  Moun- 
tains   Planning  Unit  occur   in    this    classification. 
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Recreational    sites    administered   by   the   U.S.    Forest 
Service    on   Mount   Charleston    are   further    examples    of 
Class    III    recreational   lands    in   this    area. 

Class    IV,    Outstanding  Natural   Areas. 

Outstanding  natural   features    associated    -with   an   out- 
door   environment  that  merit   special   attention    and   care 
in    management   to    insure    their    preservation    in   their 
natural    condition.       These    areas    are    located    where 
such   features    are    found.       Primary   activities    are 
sightseeing,    enjoyment  and    study    of  the   natural  feat- 
ures.      Kinds    and    intensity   of   use    may    be    limited   to 
the    enjoyment   and    study    of   the    natural    attractions    in 
a    manner    designed   to    preserve  the    quality    of  the 
natural   features,    and   maintain    an   appropriate    setting. 
Developments    are    limited   to    the    minimum    required   for 
public    enjoyment,    health,    safety    and   protection   of  the 
features.       Generally   the    Federal    Government  assumes 
responsibility  for   the   protection    and   management  of 
natural    areas    of  national    significance;    the    States   for 
areas    of   regional   or    State    significance;    and   local 
government   and   private   owners   for    areas    of  primarily 
local    significance.       Cathedral    Gorge    State    Park    is 
an   example    of  an   outstanding  natural    area    which   can 
withstand   rather    intensive   use.       Pine    Creek   Canyon 
in   the    Red    Rock    protective    withdrawal    is    an    example 
of   a   natural    area    which    can    tolerate    only    a   very   re- 
stricted   scientific    use. 

Class    V,     Primitive    Areas. 

These    areas    are    extensive   natural,    wild   and   unde- 
veloped  areas   usually   in   a    setting  far   removed  from 
the    sights,    sounds,    and    smells    of   civilization.       Essen- 
tial   characteristics    are    that   the   natural    environment 
has   not   been   disturbed   by   commercial   utilization   and 
that  the    areas    are    without  mechanized   transportation. 
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The    area    must  be    large    enough    and   so    located   as    to 
give   the   user   the   feeling   that  he    is    enjoying   a    wilder- 
ness   experience.       Activities    in    primitive    areas    involve 
camping   out  on   one's    own    without   mechanized  trans- 
portation,   permanent   shelter    or   other    conveniences. 
There    is   no    development  of  public    roads,    permanent 
habitations    or   recreation   facilities    except  trails.    No 
mechanized    equipment   is    allowed   except  that  needed 
for    management   and   protection    purposes.       Adminis- 
tration   is    usually   by   the    Federal    Government,    some 
state    agencies   or    private   landowners    such    as    large 
timber    and   mining   companies.       Loosely    applied,    some 
portions    of  the    Spring  Mountains    Planning   Unit   can 
be    classed    as    "Primitive".       However    these    areas    do 
not   quite   fit  the    classification    criteria   in   terms   of   size. 

Class   VI,    Historic    and   Cultural    Sites. 

These    sites    are    associated    with   the   history,    tradition 
or    cultural   heritage    of  National,     State   or    local   interest 
and   are    of   enough    significance    to    merit   preservation 
or   restoration. 

The    location   of  the   feature    establishes    the    site.       Re- 
creational   activities    on   these    sites    center    around 
sightseeing,    enjoyment   and    study   of  the   historic   or 
cultural    feature.       Management  is    generally   limited   to 
activities    that   would    effect   such   preservation    and   re- 
storation   as    may    be   necessary   to    protect   the   features 
from    deterioration    and   to    interpret  their    significance 
to   the    public.      Administration    is    by   all   levels   of  public 
agencies    and   private    landowners    who    identify,    set 
aside    and   manage    historic    and    cultural    areas.    The 
Valley   of   Fire,    northeast  of  Las    Vegas    is    an    example 
of  a    State    administered    cultural    site.       Cultural   sites 
in   the    Spring  Mountains    Planning   Unit   may    be   found 
in   the    anthropology    and   archeologic   legacy   of    Yellow 
Plug,     Brownstone    Reservoir,    Red    Springs,    Willow 
Springs,    Mescal    Pits    and   other    sites   throughout  the 
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area.       The    Charcoal    Kilns    on    the    -west    slope   of   the 
Spring   Mountains    are    an    example   of   an    historical    site 
in   the    Planning   Unit. 

Summary . 

Management  of   outdoor     recreation   lands    in   the   various 
classes    may   be   defined   by   relating  them    in   terms    of 
"spheres    of  influence."      Class    I    and   II    lands   fall 
within    the    sphere    of   influence    of   municipal    and   County 
Governments.       Early   development  of  Classes   I    and    II 
will    be    on    land   in    the    Las    Vegas    Valley,     already 
patented   or    leased   to    the   various    municipalities   and 
Clark    County,    under   the    Recreation   and    Public    Pur- 
poses  Act  for   recreational   development. 

Class    III    lands    commonly   come    within   the    sphere   of 
influence    of   Regional    (County),     State    or    Federal 
agencies.       The    primary   difference    is   one    of   size. 
States    and   Counties   usually   are    limited   by    economics 
and   manpower    and   therefore    administer    smaller,    more 
compact   recreational    land    areas.       The    Federal    Gov- 
ernment  has    greater    resources    and   is    therefore    able 
to    administer   more    remote   or    widely   scattered   recrea- 
tional   sites,    on   a   larger   land    area. 

Class    IV  and   VI    lands    are    managed    by   the    many 
levels   of   government.       However   these   outstanding 
Natural   Areas    and    Historic    or    Cultural   Areas    are 
frequently    identified    early   and    incorporated    into    State 
Park    Systems.       The    Valley    of   Fire    is    a    case    in 
point.       Class    V   lands,    as    indicated   in    the    definition, 
usually   fall    within    the    sphere    of   influence    of  the    Fed- 
eral   Government. 
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HUD-BPR    STANDARD    LAND    USE    CODE 

A   standard    system    for   identifying   and    coding   land   use 
activities    --    one    and   two-digit  levels. 

Code  Category  Code  Category 


1  Residential  11  Household   units 

12  Group    quarters 

13  Residential   hotels 

11+  Mobile    home    parks    or    courts 

15  Transient  lodgings 

19  Other    residential    NEC    1/ 

2  Manufactur-        21         Food    and   kindred    products 
ing  mfg. 

22  Textile    mill   products,    mfg. 

23  Apparel   &  other   finished 
products    made   from    fabrics, 
leather    &  similar    materials, 
mfg. 

2i+         Lumber    &   -wood    products 
(except   furniture)    mfg. 

25  Furniture   &■  fixtures,    mfg. 

26  Paper    &  allied   products,  mfg. 

27  Printing,    publishing   &  allied 
industries 

28  Chemicals    &  allied   products, 
mfg. 

29  Petroleum    refining   &  related 
industries 

3  Mfg.,    cont.        31         Rubber    &  miscellaneous 

plastic    products,    mfg. 

32  Stone,    clay   &   glass   products, 
mfg. 

33  Primary    metal    industries 
3k        Fabricated   metal    products, 

mfg. 
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Code  Category Code  Category 


35         Professional,    scientific    & 
controlling   instruments; 
photographic    &  optical    goods; 
"watches    &•  clocks,    mfg. 

39         Miscellaneous    mfg.    NEC    1/ 

4      Transporta-       41         Railroad,    rapid    rail    transit, 

&   street   railway    transporta- 
tion 

Motor   vehicle    transportation 
Aircraft   transportation 
Mar  ine    craft   transportation 
Highway    (street   right-of-way) 
Automobile   parking 
Communication 
Utilities 

Other    transportation,    com- 
munication   &-  utilities,    NEC    1/ 

Wholesale    trade 
Retail    trade    -    building    ma- 
terials,   hardware    &  farm 
equipment 

53  Retail   trade    -    general 
merchandise 

54  Retail   trade    -    food 

55  Retail   trade    -    automotive, 
marine    craft,    aircraft  & 
accessories 

56  Retail   trade    -    apparel    &- 
accessories 

57  Retail    trade    -    furniture, 
home    furnishings,    &   equip- 
ment 

58  Retail   trade    -    eating  & 
drinking 

59  Other    retail   trade,    NEC    1/ 
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Transporta- 

41 

tion ,     com- 

munication , 

&  utilities 

42 

43 

44 

45 

46 

47 

48 

49 

Trade 

51 

52 

Code  Category 

Code 

6      Services 

61 

62 

63 

64 

65 

66 

67 

68 

69 

7      Cultural, 

71 

entertainment, 

&  recrea- 

72 

tional 

73 

7i+ 

75 

76 

79 

8      Resource 

81 

production 

82 

&   extrac- 

83 

tion 

8k 

85 

89 

Category 

Finance,    insurance    &  real 
estate    services 
Personal    services 
Business    services 
Repair    services 
Professional    services 
Contract  construction   ser- 
vices 

Governmental    services 
Educational    services 
Miscellaneous    services 

Cultural    activities    &-  nature 

exhibitions 

Public    assembly 

Amusements 

Recreational    activities 

Resorts    &   group    camps 

Parks 

Other    cultural,    entertainment, 

&  recreational,    NEC    1/ 

Agriculture 

Agricultural   related   activities 

Forestry   activities    &  related 

services 

Fishing   activities    &  related 

services 

Mining   activities    &  related 

services 

Other    resource    production 

&•   extraction,    NEC    1/ 
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Code    Category  Code    Category 


9      Undeveloped      91        Undeveloped   &  unused   land 
land   &  area    (excluding   noncommer- 

water    areas  cial   forest  development) 

92  Noncommercial   forest  devel- 
opment 

93  Water    areas 

94  Vacant  floor    area 

95  Under    construction 

99         Other    undeveloped   land   & 
water    areas,    NEC    1/ 

1/    NEC    -    Not   elsewhere    coded. 

Note:    Codes    7,     8    &-   9    contain    several    open    categor- 
ies   to    enable    BLM    to    tailor    these    to    their 
specific   needs. 

In    addition   to   the   above    classification   systems, 
our    office   has    prepared   a   land   use    classifica- 
tion   system,    related   to    the    Industrial   Manual, 
which    adds    to    the    list   many   of  the    other   land 
uses    that  are   to   be   found   in   urban    and   sub- 
urban  areas.       A   copy   of  this    manual    will   be 
furnished   the    Bureau   for    such   use    as    it  be- 
lieves   to    be    appropriate. 
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APPENDIX    II 


DEFINITIONS 


PURPOSE    OF    DEFINITIONS 

In   dealing    with   local    communities    and   their    planning 
and    zoning   it  is    essential   that  there   be    a    common 
basis   for   understanding   these   plans    and    regulations . 
The    following   definitions    list   words    and    phrases    that 
can   provide   the    Bureau   staff   with    some   knowledge 
of   commonly   used   terms.       Since    there    are    regional 
differences    in   the    exact   wording   of  definitions   in   plan- 
ning  regulations,    it  is    always    appropriate   to    determine 
the   local   version   of   the    meanings   of  the   listed  terms. 

Additional    definitions    are   to    be    found   throughout   this 
report.       They    are    located    within    text   materials    with 
which   the   terms    are    closely   associated. 

In   addition   to   the    definitions  included  herein,    the    staff 
is    advised   that  the    BLM   has    its    own   brochure   on 
terms   used    within   the    Bureau   itself.       This    "Glossary 
of  Public    Land    Terms"    was    published   by   the   Depart- 
ment of  the    Interior    in   1949    and   reprinted    without 
revisions    in   1959 . 

DEFINITIONS 

ACCESSORY    USE    -    A    use    incidental,    related, 
appropriate,    and    clearly   subordinate   to    the    main  use 
of  the   lot   or   building,    which    accessory   use   does   not 
alter    the   principal   use   of  the    su  bject  lot   or    affect 
other    properties    in    the    zone. 

AGRICULTURE    -    The   use    of   the    land   for    agricul- 
tural   purposes,    including   farming,    dairying,    pasturage, 
agriculture,    apiaries,    horticulture,    floriculture,    viti- 
culture,   and   animal    and   poultry   husbandry,    and   the 
necessary    accessory   uses   for    packing,    processing, 
treating   or    storing   the   produce;    provided,    however, 
that  the    operation   of   any   such   accessory   uses    shall 
be    secondary   to    that   of  normal    agricultural    activities 
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and   provided  further    that  the    above   uses    shall   not 
include    the    commercial   feeding   of   garbage    or   offal    to 
swine   or    other    animals. 

PRIME    AGRICULTURAL    LAND    - 

1 .  All    land   -which    qualifies   for    rating   as    Class    I    or 
as    Class    II    in   the    Soil   Conservation    Service 
Land   Use    capability   classifications,    or 

2.  Land    which   has    returned   from    the  production   of 
unprocessed   agricultural   plant  products    and 
annual   gross   value   of  not  less   than   two    hundred 
dollars    ($200)    per    acre    for    three   of   the   pre- 
vious  five   years. 

AGRICULTURAL    PRESERVE    -    An    area    devoted 
to    agricultural    and    compatible   uses    as    designated   by 
a   city   or    county,    and    established   in   the    same    manner 
as    a   general   plan    referred   to    in    Section   65^4-60    of   the 
Government  Code.       Such    preserves,    when    established, 
shall   be   for   the   purpose   of   subsequently    placing   re- 
strictions   upon   the    use   of  land    within   them,    or    supple- 
menting   existing   restrictions    pursuant  to    the   purposes 
of  this    chapter.       Such   preserve    may    contain   land 
other    than   prime    agricultural    land,    but  the   use   of   any 
land  not  under    contract   within   the    preserve    shall    sub- 
sequently   be   restricted   in    such   a    way   as    to    not   be 
incompatible    with   the    agricultural   use   of   the   prime 
agricultural   land   the   use   of    which   is    limited   by   contract 
in   accordance    with   this    chapter.       Such   preserve    may 
also    be    established    even   if   it   contains   no    prime    agri- 
cultural   land,    provided  that  the    land    within   the   preserve 
is    subsequently   restricted   to    agricultural    and    compatible 
uses   by   agreement  as    provided   in    Section    51255,    or 
by   any   other    suitable    means. 

Except  as    otherwise   defined   by    this    act,     "compatible 
use"    shall    be   determined   by   the    city   or    county 
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administering   the    agricu  ltural   preserve    according   to 
uniform    rules.       "Compatible   use"    shall    include   the 
erection,    construction,    alteration,    or    maintenance    of 
gas,    electric,    water,    or    communication   utility  facilities, 
unless    the    governing  board   makes    a  finding   after   no- 
tice   and   hearing   that   any   or    all    such   facilities    are   not 
a   compatible   use.       No    land   occupied   by   gas,    electric, 
water,    or    communication  utility   facility    shall   be    exclud- 
ed from    a   preserve    by   reason    of  such   use. 

AGRICULTURAL    USE    -    Use    of   land   for    the    pur- 
pose  of   producing   an   agricultural    commodity   for    com- 
mercial   purposes. 

COMMERCIAL    -    Any   activity    on   or    use    of   land 
which   involves   the   buying,    selling,    processing   or 
improving   of  things   not  produced   on    said   land   and 
having  financial   gain    as   the   primary   aim    of  the   activity 
or   use;     whether    or    not   such    activity   or    use    be   for 
hire    or    on    account   of   the    buyer,     seller,    processor 
or    improver. 

Commercial   office.    Any   administrative    or    clerical 
office    maintained   as    a   business    and   any   office   estab- 
lished  by    a   public    service   over    which   this    zoning 
ordinance   has   jurisdiction. 

COMPREHENSIVE    PLAN    -    "Comprehensive"    is 
intended   to    include   the   following: 

1.         A   Land   Use    Plan   Map    which    would    show    the 

location   of  all    Bureau   land,    the   interrelationship 
between    all   of  the   uses    proposed   on    said  land, 
the    circulation    system    required   to    serve   the    uses 
existing  or    proposed,    and   the   relationship   be- 
tween   the    Bureau   land   and   non    Bureau   land 
within    a   reasonable    area    of   influence. 
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2.  Land   use   policies    related   to    the    resources    man- 
agement,   conservation    and   disposal   of  public 
lands . 

3.  Land  use   policies    related   to    the    activities    and   the 
regulations   thereof  as    they     affect  portions    of   the 
Bureau   land. 

1+ .  Implementation  schedules  "which  establish  priori- 
ties for  Bureau  programs  in  management,  map- 
ping,   engineering   and   public    -works. 

5.         A   program    for   the   coordination   of  land   use    and 
activity   programs    with   Federal,    State,    Regional, 
County    and   other   local    agencies    as    well   as    with 
private    applicants. 

DAIRY    -    Any   place    or   premises   upon    which    milk 
is   produced  for    sale   or   other    distribution    and    where 
three   or    more    cows    or   goats,    or    any    combination 
thereof   equalling   three   or    more    animals,    are   kept  or 
maintained   for   the    purpose   of   producing   milk. 

DOMESTIC    LIVESTOCK    GRAZING     -    Domestic 
livestock    grazing   management   involves    the    protection, 
use,    and   development  of  forage    producing   public    lands 
and   the    management  of  livestock   use   to    obtain   a    sus- 
tained  yield   of  forage    and   livestock   products,    in   ac- 
cordance   with  the    provision   of   applicable    laws,    such 
as   the    Taylor    Grazing  Act,    as    amended. 

MAJOR    ELECTRIC    TRANSMISSION    SUB- 
STATION   -    A   su  bstation    receiving   and   transmitting 
electric    energy   emanating  from    the    major    sources    of 
generation,    the   primary   purpose    of   which    is    to    trans- 
mit such    energy   at   the   voltage    at   which    it   is    trans- 
mitted  from    such    major    sources    of  generation   and   to 
transform    su  ch   energy    by   lowering   the   voltages    below 
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that  at   -which   the    energy   is    transmitted  from    such 
generating   sources. 

FISH    AND   WILDLIFE    DEVELOPMENT   AND 
UTILIZATION    -    Fish   and    wildlife   development   and 
utilization    involves   the    management   and   development 
of  habitat  to    obtain    a   sustained   yield   of  fish   and    wild- 
life,   and   the   provision   of  access   for   the   utilization   of 
fish   and    wildlife,    under    appropriate    coordination    with 
interested   private    landowners    and   State    and   Federal 
agencies  . 

FISHERY    -    Any    premises    upon    which    breeding, 
hatching   or   fish   rearing  facilities    are    situated    when 
such   premises    are    required   to    have   a   license   by 
the   State    Fish    and    Game   Code,    including   ponds   for 
commercial   use. 

FOREST    - 

1.  Forest  land   means   lands    primarily    suited   to 
growing  timber    and   other   forest  products. 

2.  Forest  products    includes    sawlogs ,    pilings,    poles, 
split   products,    pulpwood,    bolts,    bark    and   other 
products . 

3.  Management   means   the    handling   of  forest   crop 
and   forest   soil    to    produce    the   largest    quantity 
and   highest    quality   of  forest   products    and   the 
protection    of   the    forest   crop    and   forest   soil. 

L.         Protection    means    protection   of  forest  trees    against 
damage   by   fire,    insects,    disease,    and   trespass. 

5.         Purchase    area   means    an    area   of  forest  land 
within    which   forest  lands    of   sufficient   acreage 
may   be   available    and   can    be    consolidated  to 
make    a   forest   unit. 
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6.         Reforestation    includes    reforestation    by   natural 
means   from    seed   and   artifically   by    seeding   or 
planting. 

SUITABILITY   AND    DESIRABILITY    OF    LANDS 
FOR    FOREST    PURPOSES    -    This    suitability    and 
desirability    shall   be    predicated   on,    but  not  limited   to, 
the   folio-wing  factors: 

1.  That  the   lands    are    suited   primarily   to    timber 
growing. 

2.  That  the   lands    represent   growing    capacities    not 
below    the    average   for   the   timber   region. 

3.  That   they    are    favorably    situated   for    multiple    use 
and    economical    administration,    management   and 
utilization . 

INDUSTRIAL    DEVELOPMENT    -    Industrial    devel- 
opment  involves    any   use   or   requirement   related   to 
industry,    on    either    short-term    or   long-term    basis. 

INDUSTRY    -    The    manufacture,    fabrication,    pro- 
cessing,   reduction   or    destruction   of   any    article,    sub- 
stance   or    commodity,    or    any   other   treatment  thereof 
in   such   a    manner    as    to    change   the   form  ,    character 
or    appearance   thereof,    and   including    storage    elevators, 
truck    storage   yards,     warehouses,    wholesale    storage 
and   other    similar    types    of   enterprise. 

LAND    USE    PLAN    -    The    Land   Use    Plan    is    a 
coordinated   composite   of   information,    ideas,    policies, 
programs,    and   activities    related   to    existing    and   poten- 
tial  uses    of  land    within   a   given    area,    starting   with 
the    "Planning  Unit",    extending   through    an    integrated 
system    of  planning   units   that   comprise    a   district   and 
ultimately   becoming   part  of   a   land  use    plan   for    all 
Bureau   land   holdings    within   the    state    and   nation. 
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The   Land   Use    Plan   does   not,    in   itself,    change   or 
modify    existing    Bureau   management  or    operational 
practices.       It,    in   part,    identifies    where   these    activi- 
ties  take   place   or    where    additional   activities    could 
take   place   under   future   conditions   or    circumstances, 
either   under    Bureau  jurisdiction    or   the    control   by 
other    public    agencies    or    private    parties . 

The   total    comprehensive   Land   Use   Plan    provides    the 
basis   for   the    more    complete    coordination   of   existing 
and  future    Bureau   programs    and    activities    "with   those 
either   under    way   or    contemplated   on   land    adjoining 
public    lands . 

LAND    USE    PLAN    MAP    -    The    Land    Use    Plan 
Map,    as    part  of  the    plan,    has    its   greatest  value    in 
bringing   into   view    the   physical    relationship   between 
the   areas    where   the    many    Bureau   activities    take 
place.       It   can   identify   potential    spatial    conflicts   before 
they   become   problems.       It   can    identify   directions   for 
future   programs    as    well   as    some   of  the    physical   limita- 
tions  for    existing   ones . 

The   Land   Use   Plan   Map   adds    to    the    understanding 
of  the    inventory   of   land   uses    by    identifying,    location- 
ally,    where   those   uses    are    to    be   found   and   the   phy- 
sical   extent   and   limitations   of  the    environment  for    these 
uses . 

The    map    of  the    Land   Use    Plan    with    its    coordinated 
circulation    plan,    relates   the   use   of  land   to    the    access 
required   to    serve   the   proposed   or    existing   uses.     The 
development  of  this    comprehensive   relationship    will 
permit   the    designation   of   essential   roadways,    to    be 
constructed   in   appropriate   locations    and   in    conformity 
with   standards   based   on   the    intensity   of   activities    and 
types    of  uses   of  land   involved. 
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MINERAL    PRODUCTION    -    Mineral    production    in- 
volves   any   use   related   to   the    extraction    and   process- 
ing  of  locatable    and   leasable    minerals    and    saleable 
mineral    materials.       Multiple    use    contemplates    develop- 
ment  and    management   of   the    various    surface    and    su  b- 
surface    resources    in    a    combination   that   'will   best   meet 
the   present   and   future    needs    of   the   American   people. 

MOTEL    -   A   group   of  dwellings    used   for    commercial 
purposes    such    as    a    building    or    group    of   two    (2)    or 
more   detached,    semi-detached,    or    attached   buildings 
containing    guest   rooms    or    dwelling   units    with    automo- 
bile   storage    space    provided    in    connection    herewith, 
which    building   or    group    is    designed,    intended,    or 
used    primarily   for    the    accommodation    of   transient 
automobile   travelers;    including   groups    designated   as 
auto    cabins,     motor    courts,     motels    and    similar    desig- 
nations . 

MOTOR    TRUCK    TERMINAL    -    A  facility    which 
serves    (including    parking,     storage,    servicing,    re- 
pairing,   overhauling,    loading   or   unloading)    at  any   one 
time,     more    than    ten    (10)    truck    units    of   four    (L) 
axles    or    more    (a    truck    unit   being    a   tractor-semi- 
trailer   regularly    operated    as    a    single    unit,    or    a    truck 
and   trailer   operated    as    a   single   unit)  . 

MULTIPLE    USE    -    The    management   of   the    various 
surface    and    sub-surface    resources    so    that  they    are 
utilized    in    the    combination   that    will    best   meet   the    pre- 
sent and   future   needs    of  the   American    people;    the 
most  judicious   use    of  the   land   for    some    or    all   of   these 
resources    or   related    services    over    areas    large 
enough   to    provide    sufficient  latitude   for    periodic    adjust- 
ments   in   use   to    conform    to    changing  needs    and   condi- 
tions;   the   use   of   some   land   for    less    than    all   of  the 
resources;    and   harmonious    and    coordinated    manage- 
ment of   the   various    resources,    each    with   the   other, 
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without   impairment   of  the   productivity    of  the    land,     with 
consideration    being    given    to    the    relative    values    of   the 
various    resources,    and   not  necessarily    the    combina- 
tion  of   uses    that    will    give   the    greatest   dollar    return 
or   the    greatest  unit   output. 

NON-CONFORMING    BUILDING   -    A    building   or 
portion    thereof   lawfully   existing   on   the    effective    date 
of  this    ordinance    which    was    designed,     erected   or 
structurally    altered   for    a   use    which   does    not   conform 
to    the    uses    permitted    in   the    zone    in    which    it  is    located, 
or    which    does   not   comply    with   one    or    more    of   the 
property    development   standards    of  the    zone    in    which 
it   is    located. 

NON-CONFORMING   USE    -    A   use    which    was    law- 
fully   established    and    maintained    but   which,    because 
of  the    application   of   this    ordinance    to    it,    no    longer 
conforms    to    the    use    regulations    of  the    zone    in    which 
it   is    located. 

OPEN    SPACE    -    The    area    of   a    lot    which    is    not 
occupied   by   building    coverage,    parking   lot   or   driveway. 

Useable    open    space    shall    be    any    portion    of   a   lot,    in- 
cluding  the    roof   of   a    garage    or    carport  not   over    12' 
above    grade,    which    is    landscaped   and/or    developed 
for   recreational   use.       Useable   open    space    shall   not 
include    parking   areas,    driveways    or    service    areas. 

OUTDOOR    ADVERTISING    -    Any    sign   or    device 
of   any   kind   or    character    whatsoever,    designed   to    ad- 
vertise   or    attract   attention    to    any    product   or    enterprise 
placed   for    outdoor    advertising    purposes;    on    the    ground, 
on   any   tree,    wall,    bush,    rock,    post,    fence,    building, 
structure,    or   thing    whatsoever.       The    term    "placed" 
as   used    in   the    definitions    of    "outdoor    advertising"    and 
"outdoor    advertising    structure"    shall    include    erecting, 
constructing,    posting,    painting,    printing,    tacking,    nailing, 
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gluing,     sticking,     carving,    or    otherwise    fastening, 
affixing    or    to    make    visible    in    any    manner    whatsoever. 

OUTDOOR    RECREATION    -    Outdoor    recreation 
involves    the   protection,    preservation,    development, 
public    use,    and    enjoyment  of   scenery,    water,    primi- 
tive  or    natural   landscape    (including   roadless    areas), 
wildlife,    natural    phenomena    (i.e.    petrified    wood),     and 
archeological    and    historical    sites. 

POULTRY    FARM    -    Any    premises    on    which   the 
primary    use    is    the    breeding,     raising,    or    maintenance 
of  poultry,    for    sale    of   eggs    or    poultry,    or    where    the 
primary    income   from    the    premises    is    derived   from    the 
aforesaid   occupation. 

PLANNED    INDUSTRIAL    PARK    -     (Or    organized 
industrial    district)     shall    mean    an    industrial    subdivision 
developed   according   to    a   comprehensive    site   plan   to 
provide    services    sites    for    manufacturing   plants,    dis- 
tribution   warehouses    and    similar    uses.       Adequate 
control    of   the   tract   and    buildings    is    provided,    in    order 
to    maintain    esthetic   values    and   to    protect  the    invest- 
ments   of   developers    of  the    park,    of  the    occupying 
industries,    of  neighboring   developments,    and   of   the 
community    as    a    whole . 

PRIVATE    NON-COMMERCIAL    USE    -    A   use 
operated   by    a   private   non-profit   club   or    association, 
such   as    fraternal    associations,    improvement   associa- 
tions   and    similar    groups;    said   use   having   the   purpose 
primarily   of   serving   the    members   of   the    club   or    asso- 
ciation,   and   including   uses    such    as   private    golf 
courses,    country    clubs,    swimming   pools,    riding 
clubs,    private   lodges    and   the    like. 

PUBLIC    DOMAIN    -    The    public    domain   now    con- 
sists   of   all   those   lands    previously    acquired    by   treaty, 
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cession,    or    purchase,     "which    are   vacant   and   have 
never    been    acquired    by   other    governmental    agencies, 
by    corporations,    or    by    individuals.       Most   of  the    re- 
maining   public    domain    is    in    the    arid   interior  West   and 
in   Alaska.       All    of   it   is   under    jurisdiction    of   the    Bur- 
eau  of   Land   Management. 

QUARRY,     SAND    PIT    OR    GRAVEL    PIT    -    A    lot 
or    land    or    part   hereof  used   for    the    purpose    of   exca- 
vating   sand,    gravel,    limestone,     marble    or    other    such 
non-metallic    materials,    but   shall   not  include   oil    wells 
or    shaft   mine    operations    and    shall    be    exclusive    of   a 
process    of   grading    a    lot   preparatory    to    the    construct- 
ion   of   a    building   for    which    application   for    building    per- 
mit has    been    made. 

RECLAMATION    LAND    -    The    disposal    of   rubbish 
and   unwanted    materials    in    such    a   manner    as    to    fill 
up   holes    and   other    depressions    or    in    other    ways    to 
make   the    land   more   usable. 

RECREATION    -    Recreation    is    a   protean    term    mean- 
ing  almost    anything    people    do    with   their    leisure.       It   is 
not   a    resource    but   an    activity    compounded    of   two    parts, 
recreationists    and    recreation    environments.       Resources 
such    as    timber,    forage,     water,    or    minerals    exist   in 
land.       Recreation    exists    in  the    mind    and    takes    place 
in    an    environment   based   on   the    land. 

RECREATION,    COMMERCIAL    -    Recreation   facili- 
ties   operated    as    a    business    and    open    to    the    general 
public    for    a   fee. 

RESOURCES    FOR    OUTDOOR    RECREATION    - 
Resources    for    outdoor    recreation   have    been    classified 
in   three    categories    according   to    whether    the    resource 
derives    its    value   from    its    location    relative    to    its    users, 
its    physical    characteristics    apart  from    location,    or    a 
combination    of  these;    or    in    two    categories    of   resources; 
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wilderness    areas    at  one    end   of   a   scale    and    all   other 
outdoor    recreation    resources    at  the   other. 

RESIDENTIAL    ACCOMMODATIONS    -    Any    build- 
ing  or    part   of   a    building   used    or    intended    to    be    used 
for    sleeping   accommodations    by   a   person    or    group   of 
persons.       Other   housekeeping   facilities    may    be   provid- 
ed. 

RESIDENTIAL    DENSITY    -    The    average    number 
of  families    living   on    one    acre    of   land    in    a    given    area. 
Net  residential   density    is   determined   by   dividing  the 
total    number    of  families    in    a    defined    area    by   the    total 
acreage   of   all   parcels    of  land    within   the    area   that  is 
used   for    residential    purposes .       Gross    residential   den- 
sity  is    obtained   by   dividing   all   land   in   a   defined   area 
used  for    residences,    streets,    local    schools,    local 
parks    and    local    shopping   facilities    into    the    total   num- 
ber  of  families    in    said   area. 

RESORT    HOTEL    COMPLEX    -    A   hotel    having    a 
building    site   or   hotel   grounds    containing   not  less    than 
four    (1+)    gross    acres.       Such   hotel    may   have   acces- 
sory   commercial   uses    operated   principally   for   the 
convenience   of  the    guests   thereof. 

SALVAGE    YARD    -    A   place    where    waste,    discarded 
or    salvaged   materials    are    bought,    sold,    exchanged, 
baled,    packed,    disassembled,    or   handled   or    stored, 
including    auto    wrecking   yards,    house    wrecking  yards, 
used   lumber   yards    and   places    or   yards    for    storage 
of  salvaged  house    wrecking   and    structural    steel    ma- 
terials   and   equipment;    but  not  including    such   places 
where    such   uses    are    conducted    entirely    within   a    com- 
pletely   enclosed   building,    and   not  including   pawn    shops 
and   establishments    for    the    sale,    purchase   or    storage 
of  used   furniture    and   household    equipment,    used   cars 
in   operable    condition,    or    salvaged   materials    incidental 
to    manufacturing   operations. 
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SCHOOL,    ELEMENTARY    OR    HIGH-    An   institu- 
tion  of   learning    which    offers    instruction    in   the    several 
branches    of  learning   and   study   required   to    be   taught 
in   the   public    schools    by   the    Education   Code   of  the 
State    of   California.       High    schools    include   junior    and 
senior  . 

SCHOOL  ,     TRADE    -    Private    schools    offering   in- 
struction   in    the    technical,    commercial,    or    trade    skills, 
such   as    real    estate    schools,    business    colleges,    beau- 
ticians   and   barber    colleges,    electronics    schools,    auto- 
motive   and    aircraft  technicians'    schools,    and    similar 
commercial    establishments    operated  for    a   profit. 

SERVICE    STATION    -    A   retail    place    of   business 
engaged   in   supplying   goods    and    services    generally 
required    in   the    normal    operation    and    maintenance    of 
automotive    vehicles    and   to    the    fulfilling   of   motorists 
needs.       These   include   sale   of   petroleum    products, 
sale    and    servicing    of   tires,    batteries,    automotive 
accessories    and   replacement   items,    washing   and   lub- 
rication   services;    the    performance   of   minor    automo- 
tive   maintenance    and    repair,    and   the    supplying  of 
other    incidental    customer   services    and   products. 
Major    motor    repairs,    painting   and   body    and   fender 
■work    and    mechanical    car    wash    are    excluded. 

SIGN    -    Any   device   for   visual    communication   that 
shall   include    any   announcement,    declaration,    demon- 
stration,   display,    illustration    or    insignia,     which    is 
used   to    advertise    or    promote    the    interests    of   any    per- 
son,   business,    group   or    enterprise. 

SITE    PLAN    -    A   plan,    prepared   to    scale,    showing 
accurately    and    with    complete    dimensioning,    all    of   the 
buildings,     structures    and   uses    and   the    exact   manner 
of  development  proposed  for    a    specific    parcel   of  land. 
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SLOPE    -    A  natural    or    artificial    incline,     as    a   hillside 
or   terrace.       Slope    is    usually    expressed    as    a    ratio. 
For    example,    a   horizontal    distance    of   one    hundred 
(100)    feet   -with   a   rise    of  fifty  (50)    feet   -would   be    ex- 
pressed   as    a   2:1    slope. 

SOLID    FILL    PROJECT    -    Any    operation    on    a 
parcel    of   land    -where    more    than    one    thousand    (1,000) 
cubic    yards    of   solid   fill    materials    are    deposited   for 
any    purpose    including   the    grading   or    reclaiming   of 
land. 

STABLE,    PRIVATE    -    A   detached  accessory    build- 
ing  for    the    keeping    of  horses,     mules,  or    ponies    owned 
by   the    occupants    of   the    premises    and  not  kept   for    re- 
muneration,   hire    or    sale. 

STABLE,     PUBLIC    -    A    stable    for    horses,    mules 
or    ponies    which    are    let,    hired,    used   or    boarded    on 
a    commercial    basis    and   for    compensation. 

THE    STATE    DEVELOPMENT    PLAN: 
DESCRIPTION    -    The    California    State    Planning 
Office   has    been    charged    with    the    duty    of   preparing 
and   thereafter    maintaining,    regularly   reviewing   and 
revising   a    comprehensive,    long-range,    general    plan 
for   the    physical    growth   and   development   of  the    State. 
This   plan,    which    shall   be   known    as    the    State    Devel- 
opment  Plan,    shall    be    based   on    studies    of   physical, 
social,    economic    and    governmental  factors,    conditions 
and   trends,    in   co-operation    with,    and   utilizing  the 
physical    development   plans    as    prepared    by    state,    local, 
regional    and   federal    agencies ;    and   shall    aim    at  the 
coordinated   physical   development  of  the    State    in   order 
to    promote   the   general    welfare    and   prosperity   of   its 
people . 

STOCK    YARD    -    An    enclosed   area    where    animals 
are  fed    concentrated   food   prior   to    shipping   to    market 
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or    slaughtering   or    -where    animals    are    held   for    resale 
only. 

STREET    -    A  permanently   reserved,    public    or   pri- 
vate  right   of   way    -which   affords   the   public    a   principal 
means    of  vehicular    access    to    abutting   or    adjacent 
property   not  including   alleys    or    driveways    as   defined 
herein.       The    service    or   frontage    road    of   a   freeway 
or   limited   access    high-way    shall   be    considered   as    a 
street   separate   from    such   freeway   or   highway. 

STRUCTURE    -    Anything    constructed   or    built,    any 
edifice    or    building    of   any   kind,    or    any    piece    of    work 
artificially    built   up    or    composed   of   parts    joined   to- 
gether   in    some    definite    manner,     which   requires    loca- 
tion  on    the    ground    or    is    attached   to    something   having 
a   location   on   the    ground,    excepting  outdoor    areas 
such    as    patios,    paved   areas,    walks,    swimming   pools, 
tennis    courts,    and    similar    recreation    areas. 

SUSTAINED    YIELD    OF    THE    SEVERAL 
PRODUCTS    AND    SERVICES    -    The    achievement 
and   maintenance    of   a   high-level    annual   or    regular 
periodic    output   of   the    various    renewable    resources 
of  land    without   impairment  of  the   productivity   of  the 
land. 

TIMBER    PRODUCTION    -    Timber    production    in- 
volves   the    protection,    use,     and    development   of  forest 
and    woodland   areas    and   the    management  of  these 
areas    to    realize    the    sustained   yield   of   their    various 
products  . 

TOURIST    COURT    -    A   group    of  buildings    designed 
for   use    by   tourists    or   transients    with  living   or    sleep- 
ing  rooms,    garages,    parking    spaces    and   related 
facilities    advertised    or    offered    on    a    commercial    basis, 
including    an    auto    court,    motor    court,    or    motor    lodge. 
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TRAILER,    AUTOMOBILE    -    A   vehicle    without 
motive    power,    designed   to    be   drawn   by    a    motor 
vehicle    and   to    be    used   for    human   habitation    or   for 
carrying   persons    and   property,    including    a   trailer 
coach   or    house   trailer,    or    a   vehicle    with    motive 
power    designed   for    human   habitation    and   for    carry- 
ing  persons    and   property   on    its    own    structure. 

TRAILER    COURT    -    Any    premises    where    one    or 
more    trailer    coaches    are    parked   for    living    and    sleep- 
ing  purposes,    or    any    premises    used    or    set   apart 
for   the    purpose   of   supplying   to    the   public    parking 
space   for   one   or    more   trailer    coaches    for    living   and 
sleeping   purposes,    and    which    include    any    buildings, 
structures,    vehicles    or    enclosure      used    or    intended 
for   use    as    a   part   of   the    equipment  of    such    trailer 
camp   or    court. 

TRAILER,     RESIDENTIAL    -    A   vehicle    with   or 
without   motive   power,    designed   and   constructed   to 
travel    on   the    public    thoroughfares    in    accordance    with 
the   provisions    of  the    State   Vehicle   Code    and   to    be 
used  for   human   habitation.       No    trailer    shall   be   used 
as    a   place   of  human   habitation    except  in    regularly 
established   trailer    parks. 

TRAILER    SPACE    -    That   portion    of    a    trailer    park 
designated   and   designed  for   the   occupancy    of   a   trailer, 
and   includes    any    area   that  is    set   aside   or   used  for 
automobile    parking,    storage,    awning,    cabana,    or 
structure  . 

URBAN    AREA   -    Any   land    within   the    city    limits 
which    is    not   in    an    "Agricultural    District". 

URBAN  LOT  -  Any  lot  which  lies,  in  whole  or  in 
part,  within  the  boundaries  of  an  urban  area  and  is 
served  by  such  urban  facilities  as  sanitary  sewers, 
curbs,    gutters,    sidewalks,    etc. 


-209- 


USE    -    The    purpose    for    which   land   or    structures 
thereon    is    designed,    arranged   or    intended   to    be    occu- 
pied    or    used,    or    for    which    it   is    occupied,    maintained, 
rented    or    leased. 

VARIANCE    -    A   permit  for    deviation   from    the   pro  - 
visions    established    in    the    zone    in    which    the    property 
is   located,    granted   by   the   Commission    and   intended 
to    permit  the   fair   use   of  property   in   cases    where   the 
strict   enforcements    of  the   law    would,    because   of   ex- 
ceptional   conditions    on   the    land,     such    as    the   location, 
size,     shape    or    slope    of  the    lot    work    an    unnecessary 
hardship    on    the    subject   property    which    would   not 
apply   to    other    properties    in   the    same    zone. 

VISUAL    OBSTRUCTION    -    Any   combination    of 
fencing,    hedges,    trees,    shrubs    and    walls    which    ma- 
terially  limits    the   visibility   of   persons    at   intersecting 
or    intercepting    streets,    alleys    and/or    driveways    be- 
tween   three    (3)    and    eight    (8)    feet  above    the    ground 
measured   from    the    top   of   the    curb. 

WAREHOUSING    -    A   building   or    buildings    used   for 
the    storage    of   goods    of   any   type,     when    such   building 
or    buildings    contain    more    than    five   hundred    (500) 
square   feet   of   storage    space    and    where    no    retail 
operation    is    conducted. 

WATERSHED    PROTECTION    -   Watershed   protect- 
ion   involves    a    combination    of   complementary    practices 
of  land    treatment   and    structural    works    to    maintain    or 
improve    total   yield,     quality,     stability   of  flow    of   surface 
and    subsurface    water    and,    prevention    of   damage    and 
loss    due    to    excessive    and   uncontrolled    runoff,    flooding, 
salination,     and    siltation . 

WILDERNESS    PRESERVATION    -    Wilderness 
preservation    involves    the    preservation    of   areas    in    a 
roadless    and   primitive    condition. 
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WILDERNESS    TRACT    -    A  Wilderness    Tract   for 
inventory    and    concept   analysis    in    this    report  is    a 
tract  of   land,    including   interior    bodies   of   water,    open 
to    overnight  public    use    and    entry   by   foot,    horseback, 
or   hand-propelled   vessel;    primarily   in   public    owner- 
ship;   in   the    continental   United    States. 

1.  Not   less   than    100,000    acres    in    extent; 

2.  Containing   no    roads    -- 

a.  constructed   for    passenger    car    traffic    in 
mountainous    terrain, 

b.  suitable   for    passenger    car   traffic    in   deserts 
or    plains; 

3.  Existing   as    a    single   unit   with   boundaries    reas- 
onably free   of  indentation; 

4 .  With   its    succession   of   major    ecological    stages 

not   interrupted   by   on-site   human   influence,    except 
that   -- 

a.  effects    of  domestic    livestock    are    acceptable, 

b.  effects    of   selective    logging   before    1920    are 
acceptable    east  of  the   98th   meridian, 

c.  ecological    effects    of  fire    suppression   are 
acceptable    in   all   areas. 

WILDERNESS  VALUES  -  Those  which  accrue 
in  a  recreation  experience  to  particular  individuals 
and   those    which   accrue   indirectly   to    society. 
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APPENDIX  III 


EXCERPTS  FROM  STATE 
PLANNING  LAW 


STATE  OF  CALIFORNIA  PLANNING  LAW 

The    following    material    has    been    extracted    from    the 
Government  Code    of  the    State   of  California   and   in- 
cludes   amendments    added   by    the    19&7-68    session   of 
the    State    Legislature. 


ARTICLE    5.       Authority   for    and    Scope    of    General 
Plans. 

65300  .       Each    planning    agency    shall    prepare    and 
the    legislative    body    of   each    county    and    city    shall    adopt 
a   comprehensive,    long-term    general   plan   for   the 
physical    development  of  the    county   or    city,    and   of   any 
land   outside    its    boundaries    -which   in   the    planning 
agency's    judgment   bears    relation   to    its    planning. 
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65301.  The    general   plan    shall   be    so    prepared 
that  all   or    individual    elements    of  it   may    be    adopted 

by   the   legislative   body,    and   so    that  it  may    be    adopted 
by   the    legislative    body   for    all    or    part  of   the    territory 
of  the    county   or    city    and    such    other    territory    outside 
its    boundaries    which    in    its   judgment   bears    relation 
to    its    planning. 

65302 .  The    general   plan    shall   consist  of   a 
statement  of  development  policies    and    shall    include    a 
diagram    or    diagrams    and   text   setting   forth    objectives, 
principles,    standards,    and   plan   proposals.       The    plan 
shall   include   the   following   elements: 

(a)  A   land   use    element    which    designates    the 
proposed    general    distribution    and    general    location 
and    extent   of  the   uses    of   the    land   for   housing,    busi- 
ness,   industry,     agriculture,    natural    resources,    re- 
creation,    education,    public    buildings    and    grounds, 
and   other    categories   of  public    and   private    uses   of 
land.       The    land   use    element   shall    include    a    statement 
of  the    standards    of  population   density    and   building   in- 
tensity   recommended   for   the   various    districts    and 
other    territory    covered   by   the    plan. 

(b)  A   circulation   element   consisting   of  the    gener- 
al   location    and    extent  of   existing    and    proposed   major 
thoroughfares,    transportation    routes,    terminals,    and 
other    local    public    utilities    and   facilities,     all    correlated 
with   the    land  use    element  of  the    plan. 

(c)  A  housing    element   consisting   of   standards 
and   plans   for   the    improvement   of  housing   and   for    pro- 
vision  for   the   housing  needs    of  all    economic    segments 
of  the    community. 
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65303.       The    general   plan    may   include   the   follow- 
ing  elements   or    any   part  or    phase     thereof: 

(a)  A.   conservation    element  for   the    conservation, 
development,    and   utilization   of  natural    resources    in- 
cluding   "water   and   its   hydraulic    force,    forests,    soils, 
rivers    and   other    waters,    harbors,    fisheries,    wildlife, 
minerals,    and   other   natural   resources.       The    conser- 
vation   element  may    also    cover: 

(1)  The   reclamation   of  land   and    waters. 

(2)  Flood   control. 

(3)  Prevention    and   control   of  the    pollution   of 
streams    and   other    waters. 

(if)       Regulation    of  the   use    of  land   in    stream 
channels    and   other    areas    required  for   the    accomplish- 
ment of  the    conservation   plan. 

(5)  Prevention,    control,    and   correction   of  the 
erosion    of   soils,    beaches,    and    shores. 

(6)  Protection   of   watersheds. 

(7)  The   location,    quantity   and    quality   of  the    rock, 
sand   and    gravel   resources. 

(b)  A   recreation   element   showing    a    comprehen- 
sive   system    of   areas    and  public    sites   for    recreation, 
including   the   following   and,    when   practicable,    their 
locations    and   proposed   development: 

(1)  Natural   reservations. 

(2)  Parks. 
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(3)  Parkways . 

(4)  Beaches. 

(5)  Playgrounds. 

(6)  Other    recreation    areas. 

(c)  The    circulation    element  provided   for    in 
Section   65302(b)    may   also    include   recommendations 
concerning   parking   facilities    and    building    setback   lines 
and   the   delineations    of   such    systems    on   the    land;    a 
system    of   street  naming,    house    and   building  number- 
ing;   and    such   other    matters    as    may   be    related   to    the 
improvement   of   circulation    of  traffic. 

(d)  A   transportation    element   showing    a    compre- 
hensive   transportation    system  ,    including    locations    of 
rights-of-way,    terminals,    viaducts,    and   grade   separa- 
tions.      This    element  of  the    plan    may    also    include    port, 
harbor,    aviation,    and   related   facilities. 

(e)  A  transit   element   showing   a   proposed   sys- 
tem   of  transit  lines,    including   rapid   transit,    streetcar, 
motor    coach   and   trolley   coach   lines,    and    related 
facilities  . 

(f)  A   public    services    and   facilities    element   show- 
ing  general   plans   for    sewerage,    refuse   disposal, 
drainage    ,    and   local    utilities,    and   rights-of-way,    ease- 
ments,    and   facilities    for    them. 

(g)  A   public    building   element   showing   locations 
and   arrangements    of   civic    and    community    centers, 
public    schools,    libraries,    police    and   fire    stations,    and 
other   public    buildings,    including   their    architecture    and 
the   landscape   treatment  of  their   grounds. 
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(h)       A    community   design    element   consisting   of 
standards    and  principles    governing  the    subdivision   of 
land,    and    showing   recommended   designs   for    commun- 
ity  and   neighborhood   development  and   redevelopment, 
including    sites   for    schools,    parks,    playgrounds    and 
other    uses. 

(i)       A   housing    element   consisting    of    standards 
and   plans   for  the    elimination   of   substandard   dwelling 
conditions . 

(j)       A   redevelopment   element   consisting   of  plans 
and   programs   for    the    elimination    of   slums    and    blighted 
areas    and   for    community   redevelopment,    including 
housing    sites,    business    and   industrial    sites,    public 
building    sites,    and   for    other    purposes    authorized    by 
law  . 

(k)       A   safety    element  for    the    protection   of   the 
community    from    fires    and   geologic    hazards    including 
features    necessary    for    such    protection    as    evacuation 
routes,    peak   load    water    supply    requirements,    mini- 
mum   road    widths,     clearances    around    structures,    and 
geologic    hazard    mapping   in    areas    of  known    geologic 
hazards . 

(1)       Such    additional    elements    dealing    with   other 
subjects    which    in    the    judgment   of   the    planning   agency 
relate   to    the    physical    development  of   the    county   or 
city. 

65304.       During   the   formulation   of   a    general    plan, 
the   planning    agency    shall    consult   and    advise    with    pub- 
lic   officials    and    agencies,    public    utility    companies,     civ- 
ic,   educational,    professional    and    other    organizations, 
and    citizens    generally   to    the    end    that   maximum    coord- 
ination   of   olans    may    be    secured    and   properly   located 
sites    for    all   public    purposes    may    be    indicated   on    the 
general    plan. 
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65305-      Whenever    a   city   planning   agency   is    con- 
sidering   a    general    plan   or    any    part  or    element   there- 
of it   shall    be   referred   to    the    planning   agency    of  the 
county    in    which   the    city    is    located,    every    other    coun- 
ty   -which    abuts    upon    such    city,     every    city    which    abuts 
upon    such    city,    and    every    county   or    city    the    territory 
of  which    is    included    in   said   plan   or   part  or    element 
thereof,    for    the    purpose    of   informing    such    planning 
agency   or    agencies    of   said   plan   or   part  of   element 
thereof   and   receiving   its   or   their    comments    thereon. 
The    provisions    of   this    section    are    directory,    not 
mandatory,   and   the    failure    to    refer    such    plan   or    any 
part  of   element  thereof  as   herein   provided    shall   not 
in   any    manner   affect   its   validity. 

65306.       Whenever    a    county    planning    agency    is 
considering   a   general   plan   or    any   part  or    element 
thereof   it   shall   be    referred   to    the   planning   agency    of 
every    city    within    the    county,     every   other    city    which 
abuts    upon    such    county,    every    county    which    abuts 
upon    such    county,     and    every    county    or    city    the    terri- 
tory   of   which   is    included   in    said    plan   or    part  or    ele- 
ment thereof,    for    the    purpose   of   informing    such   plan- 
ning  agency   or    agencies   of   said   plan   or    part  or    ele- 
ment thereof   and   receiving   its    or    their    comments 
thereon.       The    provisions    of   this    section    are    directory, 
not   mandatory,    and    the   failure    to    refer    such    plan    or 
any   part   or    element   thereof   as    herein    provided    shall 
not   in   any    manner    affect   its   validity. 

ARTICLE    6.       Adoption    of  .General    Plan. 

65350.       The    general   plan    or    any   part  or    element 
thereof,    and   any   amendment  to    such   plan    or    any    part 
or   element  thereof,    shall   be    adopted   in    the    manner 
provided    in    this    article. 
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65351  •       When    the    county    or    city    has    a   planning 
commission,    the    planning    commission    shall    hold   at 
least   one    public    hearing   before    approving    a    general 
plan   or    any   part  or    element  thereof,    or    any   amend- 
ment to    such   plan   or    any   part  or    element  thereof. 
Notice   of  the   time    and   place    of  the   hearing    shall   be 
given    at   least   10    calendar    days    before    the    hearing    in 
the   folio -wing    manner: 

(a)  If   the    matter    is    before    a    county    planning 
commission,    the    notice    shall    be    published    at   least 
once    in    a   newspaper    of  general    circulation    published 
and    circulated    in    the    county,     or    if  there    is    none,    it 
shall    be    posted    in    at   least   three    public    places    in    the 
county . 

(b)  If  the    matter    is    before    a    city    planning    com- 
mission,   the   notice    shall    be    published   at   least  once 

in    a   newspaper    of   general    circulation    published    and 
circulated    in   the    city,    or    if   there    is    none,    it   shall    be 
posted    in    at  least   three    public    places    in    the    city. 

In    addition    to    notice    by    publication,     a    county    or 
city    may    give   notice    of  the    hearing   in    such    other 
manner    as    it   may   deem   necessary   or    desirable. 

Any  hearing   may   be    continued  from    time   to    time. 

65352.  The    approval    by    the  planning    commission 
of  the    general    plan    or    any   part   or    element   thereof,    or 
any    amendment   to    su  ch   plan    or    any   part   or    element 
thereof,     shall    be    by    resolution    of  the    commission 
carried   by    the    affirmative   votes    of  not  less    than    a 
majority    of   its    total   voting    members. 

65353.  The    general    plan    or    any   part   or    element 
thereof,    or    any    amendment   to    such   plan    or    any    part 
or    element   thereof,     shall   be    endorsed    in    the    manner 


-218- 


provided   by   the   legislative   body   to    show    that  it  has 
been   approved  by   the   planning    commission. 

65354.       Upon    approval    by   the   planning   commis- 
sion  of  the    general   plan   or    any   part  or    element  there- 
of,   or    any    amendment  to    such    plan  or    any   part  or 
element  thereof,    it   shall   be   transmitted   to    the   legisla- 
tive  body   of  the    county   or    city. 

65355-       Before    adopting  the    general   plan  or    any 
part  or    element  thereof,    or    any    amendment  to    such 
plan   or    any   part  or    element  thereof,    the    county   or 
city   legislative   body    shall   hold   at  least  one    public 
hearing.       Notice   of   the   time    and   place   of   the   hearing 
shall   be    given   in   the    time    and   manner    provided  for 
the   giving   of  notice    of  the   hearing   by   the    planning 
commission   as    specified   in    Section   65351. 

In    addition   to    notice   by   publication,    a    county   or 
city   may    give   notice   of  the   hearing   in    su  ch    other 
manner    as    it  may   deem   necessary   or    desirable. 

Any   hearing   may   be    continued  from    time   to   time. 

65356.       In   adopting   a   general   plan   or    any   part 
or    element  thereof,    or    any   amendment  to    such    plan 
or    any    part  or    element  thereof,     -which   has    been    ap- 
proved  by    the   planning   commission,    the   legislative 
body     shall   not   make    any   change   or    addition   until   the 
proposed    change   or    addition   has    been   referred   to    the 
planning   commission   for   a   report   and   a    copy   of  the 
report  has    been   filed    -with   the    legislative    body.    Failure 
of  the    planning   commission    to    report   within    2+0    days 
after   the    reference,    or    such    longer   period    as    may    be 
designated   by  the    legislative   body,    shall    be    deemed   to 
be   approval   of  the    proposed    change   or    addition.       It 
shall   not   be   necessary   for    the    planning    commission    to 
hold   a   public   hearing   on    such   proposed    change  or 
addition . 
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65357.  The    adoption   of  the    general    plan   or    any 
part  or    element  thereof,    or    any    amendment  to    such 
plan   or    any   part  or    element  thereof,    shall   be   by 
resolution   of  the    legislative   body   of  the    county   or    city. 

65358.  If  the    city   does   not  have    a   planning   com- 
mission,   the   only   procedural    steps   required  for   the 
adoption    of   the    general   plan    or    any   part   or    element 
thereof,     or    any    amendment   to    such   plan    or    any    part 
or   element  thereof,     shall   be   those   provided   in   this 
article   for    action    by   the    legislative   body. 

65359.  The    general   plan   or    any   part  or    element 
thereof,    or    any    amendment  to    such   plan   or    any   part 
or    element  thereof,    shall   be    endorsed   in   the    manner 
provided   by   the    legislative    body     to    show    that   it   has 
been   adopted   by   the    legislative    body. 

65360 .  A   copy   of  the    adopted   general   plan   of   a 
county    shall   be    sent  to   the   planning   agency   of  each 
city    "within   the    county,    and   said   plan   or    any   portion 
thereof  may   be    adopted   as    a   part  of  the    city   general 
plan.       A   copy   of  the    adopted   general   plan   of   a   city 
shall   be    sent  to    the    planning    agency   of  the    county    with- 
in   which   the    city    is    located,    and    said   plan   or   any 
portion   thereof   may    be    adopted    as    a   part   of  the    county 
general    plan.       The    provisions    of   this    section    are    dir- 
ectory,   not    mandatory,    and   the    failure    to    send    such 
adopted   plan    or    any    portion   thereof   as    herein   pro- 
vided   shall   not  in    any    manner    affect  its   validity. 

ARTICLE    7.       Administration   of    General    Plan. 

65400.       After    the    county    or    city   legislative   body 
has    adopted   all   or   part  of   a   general   plan ,    the   planning 
agency    shall : 
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(a)  Investigate    and   make    recommendations    to    the 
legislative   body   upon    reasonable    and   practical   means 
for   putting   into    effect  the   general   plan   or    part  thereof, 
in   order    that  it   will    serve    as    a   pattern    and   guide   for 
the    orderly   physical    growth    and   development  of  the 
county   or    city   and    as    a   basis   for   the    efficient  expen- 
diture  of   its   funds    relating   to    the    subjects    of  the 
general    plan;    the    measures    recommended   may   include 
plans,    regulations,    financial   reports    and    capital   bud- 
gets . 

(b)  Render    an    annual   report  to   the    legislative 
body   on   the    status    of  the   plan   and   progress    in   its 
application . 

(c)  Endeavor    to    promote    public    interest  in   and 
understanding  of  the   general   plan,    and   regulations 
relating   to    it. 

(d)  Consult  and   advise    with   public    officials    and 
agencies,    public    utility    companies,    civic,     educational, 
professional   and   other   organizations,  .and    citizens 
generally    with   relation   to    carrying   out   the    general  - 
plan. 

65401 .       If  a   general   plan    or    part   thereof  has 
been    adopted,    within    such   time    as    may    be   fixed   by 
the   legislative   body,    each    county   or    city    officer,    de- 
partment,   board,    or    commission,    and    each   govern- 
mental   body,    commission,    or    board    whose   jurisdiction 
lies    entirely    within   the    county   or    city,    whose   functions 
include    recommending,    preparing   plans    for,    or    con- 
structing,   major    public    works,    shall   submit  to    the 
official    agency,    as    designated   by   the    respective   county 
board   of   supervisors    or   city    council,    a    list  of  the    pro- 
posed  public    works    recommended  for   planning,    initia- 
tion  or    construction   during   the    ensuing  fiscal   year. 
The   official    agency    receiving  the    list  of   proposed    public 
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•works    shall   list   and    classify   all    such   recommendations 
and   shall   prepare    a    coordinated   program    of  proposed 
public    "works    for    the    ensuing   fiscal   year.       Such    coor- 
dinated   program    shall    be    submitted   to    the    county   or 
city   planning   agency   for   review    and   report  to    said 
official    agency   as    to    conformity    with   the    adopted 
general    plan   or   part  thereof. 

65402.       (a)       If   a   general   plan   or   part  thereof 
has   been    adopted,    no    real   property   shall   be    acquired 
by   dedication   or    otherwise   for    street,    square,    park 
or    other    public    purposes,    and   no    real    property    shall 
be   disposed   of,    no    street   shall   be   vacated   or   aban- 
doned,   and   no    public    building   or    structure    shall   be 
constructed   or   authorized,    if  the    adopted   general 
plan   or    part  thereof   applies    thereto,    until    the    location, 
purpose    and    extent  of   such   acquisition   or    disposition, 
such   street  vacation   or    abandonment,    or    such  public 
building   or    structure    have    been    submitted   to    and    re- 
ported  upon   by   the    planning   agency   as   to    conformity 
with    said    adopted    general    plan    or   part   thereof.    The 
planning   agency    shall   render    its    report   as    to    con- 
formity   with    said    adopted   general    plan    or    part  thereof 
within   forty    (1+0)    days    after    the    matter    was    submitted 
to    it,    or    such   longer   period   of  time   as    may   be   des- 
ignated   by    the    legislative    body.       The    provisions    of 
this   paragraph    (a)    shall  not   apply   to    acquisitions    or 
abandonments   for    street   widening   or    alignment  pro- 
jects   of   a   minor   nature   if  the    legislative   body   so    pro- 
vides   by    ordinance    or    resolution. 

(b)       A   county    shall   not   acquire    real    property 
for    any    of   the    purposes    specified    in    paragraph    (a)  , 
nor    dispose    of   any    real   property,    nor    construct  or 
authorize    a   public    building   or    structure,    in    another 
county    or    within    the    corporate    limits    of   a    city,    if 
such   city   or   other    county  has    adopted   a   general   plan 
or   part   thereof   and    such    general    plan   or    part   thereof 
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is    applicable   thereto ,    and   a    city    shall   not   acquire    real 
property    for    any    of   the    purposes    specified    in    para- 
graph   (a),    nor    dispose    of   any    real   property,    nor 
construct   or    authorize    a   public    building    or    structure, 
in    another    city   or    in    unincorporated   territory,    if   such 
other    city    or    the    county    in    which    such    unincorporated 
territory    is    situated   has    adopted   a   general   plan   or 
part  thereof   and    such    general    plan    or    part   thereof   is 
applicable   thereto,    until   the    location,    purpose  and    ex- 
tent  of    such   acquisition,    disposition,    or    such    public 
building   or    structure   have    been    submitted   to    and   re-  . 
ported   upon   by   the    planning   agency   having   jurisdiction, 
as   to    conformity    with    said   adopted   general    plan   or 
part  thereof.       Failure    of  the    planning   agency   to    report 
within   forty    (i+0)    days    after   the    matter   has    been    sub- 
mitted  to    it   shall   be    conclusively   deemed    a   finding   that 
the   proposed   acquisition,    disposition,    or    public    building 
or    structure    is    in    conformity    with    said   adopted   general 
plan   or    part   thereof.       The    provisions    of   this    paragraph 
(b)    shall    not   apply    to    acquisition    or    abandonment  for 
street   widening   or    alignment  projects    of   a    minor   na- 
ture   if   the    legislative    body   having   the    real    property 
within    its    boundaries    so    provides    by   ordinance   or 
resolution . 

(c)       A   local    agency    shall   not  acquire    a   real 
property   for    any   of   the    purposes    specified    in    para- 
graph   (a)    nor   dispose   of   any   real   property,    nor 
construct  or    authorize    a   public    building   or    structure, 
in    any    county    or    city,    if   such    county    or    city   has 
adopted   a   general    plan   or    part  thereof   is    applicable 
thereto,    until   the   location,    purpose   and    extent  of   such 
acquisition,    disposition,    or    such   public    building   or 
structure   have   been    submitted   to    and   reported  upon 
by   the      planning   agency  having  jurisdiction,    as   to    con- 
formity   with   said   adopted   general   plan   or    part  thereof. 
Failure    of   the    planning   agency    to    report    within   forty 
(i+0)    days    after    the    matter   has    been    submitted   to    it 
shall    be    conclusively    deemed   a   finding   that   the    pro- 
posed   acquisition,    disposition,     or    public    building   or 
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structure    is    in    conformity    with    said    adopted   general 
plan   or    part   thereof.       If   the    planning    agency   disap- 
proves   the    location,    purpose    or    extent   of   such    ac- 
quisition,   disposition,    or    the    public    building   or  struct- 
ure,   the    disapproval    may   be    overruled    by    the    local 
agency . 

Local    agency    as    used   in    this    paragraph    (c) 
means    an    agency    of   the    state    for    the    local    perfor- 
mance   of  governmental   or    proprietary  functions    within 
limited   boundaries.       Local    agency   does    not   include 
the    state,    or    county,    or    a   city. 
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APPENDIX    IV 


SAMPLE    ZONING   ORDINANCE 


TYPES  OF  ZONES  AND  ORDINANCE 
STRUCTURE 

SECTION   P-O  PERMANENT  OPEN  ZONE 

INTENT  AND  PURPOSE 

The    Permanent   Open    Zone    is    established    to    provide 
for   the    conservation    of   water    and   other   natural   re- 
sources   within    areas    subject   to    fire,    flood,    erosion 
or    similar    hazards.       Provisions    of  this    zone    permit 
limited   development  of  the   land   including   necessary 
public    facilities. 

SECTION      USES    PERMITTED 

In   the    P-O   Permanent  Open   Zone   land   may   be   used 
and   buildings    and    structures    may   be    erected,    main- 
tained  and   used   if  they   are    intended,    arranged   or    de- 
signed  for   the  following   uses: 

Field    crops 

Refuse   disposal    (government  operated   only) 

Mining 

Riding   and    Hiking   trails 

SECTION   USES  PERMITTED  SUBJECT 

TO  A  CONDITIONAL  USE 
PERMIT 

The   following   uses    may   be   permitted   subject  to    a 
Conditional   Use    Permit;    Section      . 

Gun    clubs 

Archery  range 

Dog  pound 

Petroleum    pumping 

Utility    installations 

Outdoor    recreation   developments 
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Those   uses    'which   require    a   Conditional   Use 

Permit   as    specified    in    Section   , 

Procedures . 

SECTION      USES    EXPRESSLY    PROHIB- 
ITED 

The    follcwing    classes    of  uses    are    expressly    prohibited 
in   the    P-O    Permanent   Open    Zone: 

Residential   uses 
Commercial    uses 
Industrial    uses 

SECTION   PROPERTY  DEVELOPMENT 

STANDARDS 

The   following   property   development   standards    set 
forth   in    Section  shall    apply    to    all    land    and   struct- 
ures   in   the    P-O    Zone: 

A.  LOT    AREA   AND    DWELLING    UNIT    DEN- 
SITY 

No    requirements. 

B.  LOT    DIMENSIONS 
No    requirements. 

C.  BUILDING    HEIGHT 
No    requirements. 

D.  YARDS 

No    requirements. 
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E.  DISTANCE    BETWEEN    BUILDINGS 
No    requirements. 

F.  WALLS,    FENCES   AND    LANDSCAPING 
Reserved. 

G.  ACCESS 

The    provisions    of   Section  shall    a  poly. 

H.        OFF-STREET    PARKING 

The    provisions    of   Section   shall    apply. 

I.  SIGNS 

The    provisions    of   Section  shall    apply. 

J.         OUTDOOR    LIVING    SPACE 

No    requirements. 
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SECTION   U  OPEN  LAND  ZONE 

INTENT  AND  PURPOSE 

The    U    Open   Land    Zone    is    established   to    provide   for 
the   use    and   limited   development  of  the   vast  open   land 

areas    in   County,    not  otherwise    zoned   for    a 

specific    purpose. 

SECTION      USES    PERMITTED 

In   the    U    Open    Land    Zone    land    may    be    used   and 
buildings    and    structures    may    be    erected,     maintained 
and   used    if  they    are    intended,    arranged   or    designed 
for    the    following   uses: 

The    following    uses    are    subject   to    the    issuance 

of   a   permit  from    the  Health   Department 

approving   the    proposed    water    and    sewage 
facilities   for    every    building   or    structure    where 
public    water    and   sewer    systems    are   not   avail- 
able   and   do    not   provide    said    services    for    each 
lot   or    parcel    of   land. 

All   uses    permitted    in    the    "R-A"    or    the 
"R-l"    Zones    not   requiring    a    Conditional 
Use    Permit,     Sections    and   . 

SECTION      USES    PERMITTED    SUBJECT 

TO   A   CONDITIONAL    USE 
PERMIT 

The   following  uses    may   be   permitted    subject  to    a 
Conditional   Use    Permit,    Section . 

Any    use    permitted    in   the    "R-A"    or    the    "R-l" 
Zones    requiring   a   Conditional   Use    Permit, 
Sections  and 
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The   following    additional    uses:    Outdoor    ad- 
vertising   signs,    structures    or    billboards 
•when   located   upon    buildings    or    premises 
to    which   the    signs    apply   and    when   located 
not  nearer   than   one    thousand    (1,000)    feet 
from    any    existing   dwelling,    school,    hospital, 
sanitorium,    public    park    or    other    zoning 
district   boundary    and    if   such   proposed   use 
will   not,     in   the    opinion    of   the    Planning   Com- 
mission,   endanger    in    any    way    the    public 
health,     safety,    morals,    or   general    welfare, 
or    produce    results    inconsistent   with   the 
general    purposes    of  this    ordinance. 

Animal    hospitals 

Dumps 

Explosive    storage 

Garbage,    refuse,    offal,    effluent   or    dead 

animal    burning,    dumping,    incineration 

or    reduction 
Hog   ranch 

Livestock    or    commercial   feed   yard 
Petroleum    pumping 
Commercial    excavation    or    extraction    of   rock, 

gravel,    sand,     clay    or  any    other    material 

from    the    surface    or    below    the    surface 

of  the    earth 
Rock    crushers,     stone    mills    or    quarries, 

gravel    pits 
Cemeteries,    mausoleums,    and    crematories 
Childrens    camps 
Mines    or    mining 
Oil    wells    or    petroleum    pumping 
Those   uses    which    require    a    Conditional    Use 

Permit   as    specified    in    Section   , 

Procedures . 
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SECTION   USES  EXPRESSLY  PROHIB- 
ITED 

The   following   uses    are    expressly   prohibited    in   the 
U    Zone: 

( Reserve) 

SECTION   PROPERTY  DEVELOPMENT 

STANDARDS 

The   following   property   development   standards    set 
forth    in    Section  shall    apply    to    all    land    and    build- 
ings   in   the    "U"    Zone,     except   that   any   lot   or    building 
site    legally   of   record    on  which    is    substand- 
ard  in    area   or   dimensions    may    be   used    subject  to  all 
other    standards    and   regulations . 

A.  LOT    AREA   AND    DWELLING    UNIT    DEN- 
SITY 

The    minimum    lot   area   for    any   dwelling    structure 
shall   be   two    and   one   half    (2-1/2)    acres.    Every 
dwelling   shall    comply    with  the   yard,    width,    area 
and    setback    requirements   for    each   house   on 
every    portion    of   the    lot   or    tract   of   land. 

B.  LOT    DIMENSIONS 

1  .      Width .       The    minimum    width   of   a   lot  for    any 
dwelling    structure    shall    be   two    hundred 
(200)    feet   measured   at   a   distance   fifty    (50) 
feet   back   from    the   front  property    line. 

2.       Depth.       The    minimum    depth   of   any   lot  for 
residential   use    shall    be    two    hundred  fifty 
(250)    feet. 
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3 .       Modifications    and    Requirements .       Width    and 
depth   of   lots    may    be    modified    as    provided 

and    if   in    compliance    to    Section   _  ,    General 

Conditions . 

C.  BUILDING    HEIGHT 

The    maximum    height   of   two    (2)    stories    or    twen- 
ty  five    (25)    feet   may    be    permitted   for    any    build- 
ing   or    structure. 

D.  YARDS 

1  .       Front   Yard 

No    building    or    structure    shall    be    erected 
closer    than   fifty    (50)    feet  to    the    front   prop- 
erty  line    or    future    street   width    line. 

2 .       Side    Yard 

The    minimum    side    yard   for    any    dwelling 
shall    be    ten    (10)    feet   and   the    total    width 
of  the    two    required    side    yards    shall    be   not 
less    than    twenty   two    (22)    feet.       Other    main 
or    accessory   buildings    shall    have    a    minimum 
side   yard    of   twenty    (20)    feet   and    the    mini- 
mum   total    width   of  the    two    required    side 
yards    shall    be   forty    (40)    feet   or    more.     On 
corner    lots,    the    side    yard,     which   faces    on 
the    street  for    both    the    main    and    accessory 
buildings,     shall   have    a    minimum    setback    of 
twenty   five    (25)    feet,    or   the    average    of   the 
existing   buildings    where    more    than   fifty    (50) 
percent   of  the   frontage    is    developed,    but    at 
least   a    minimum    setback    of   twenty    (20)    feet 
shall    be    required. 
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3-       Rear    Yard 

The    minimum    rear   yard  for    a   dwelling   or 
main   building   shall   be   twenty  five    (25)    per- 
cent of   the    depth    of   the    lot   and    for    accessory 
buildings    (other    than    barns,     corrals    or    other 
animal    enclosures    as    provided    in    Section 

)    one    (l)    foot,    provided   that   on    reverse 

corner    lots      that   rear    upon    the    side   yard    of 
another    lot,    accessory    buildings    shall    have 
a   minimum    setback    of  ten    (10)    feet  to    such 
side    yard,     except,    however,    all    buildings 
or    structures    shall    have    a   minimum    setback 
of   one    (l)    foot  from    any   utility    easement. 

1+.       Modifications    and    Requirements 

Yard   requirements    may   be    modified   as    pro- 
vided  in    Section  ,    General    Conditions. 

E.  DISTANCE  BETWEEN  BUILDINGS 

Main    and   accessory   buildings    shall   have    a   mini- 
mum   separation    of   ten    (10)    feet   from    any   other 
building   or    structure  . 

F.  WALLS,    FENCES   AND    LANDSCAPING 
The   provisions    of   Section  shall    apply. 

G.  ACCESS 

The    provisions    of    Section   shall    apply. 

H.        OFF-STREET    PARKING   AND    LOADING 
The    provisions    of   Section   shall    apply. 
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I.         SIGNS 

The    provisions    of   Section   shall    apply. 

SECTION   SITE  PLAN  REVIEW 

The    provisions    of    Section  shall    apply    to    all   non- 
residential   uses  . 
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SECTION      A-l    LIMITED   AGRICULTURE 

ZONE    (New    Zone) 

INTENT    AND    PURPOSE 

The  Limited  Agriculture  Zone  is  established  for  use 
in  areas  particularly  suited  for  light  agricultural  act- 
ivities . 

SECTION      USES    PERMITTED 

In   the   A-l    Limited   Agriculture    Zone   land    may   be 
used   and   buildings    and   structures    may    be    erected, 
maintained    and   used   if  they   are    intended,    arranged 
or    designed   for    the    following   uses: 

One    single   family   residence    of  a   permanent 
character 

Field   crops 

The    commercial    raising,    including    hatching, 
fattening,    marketing,    sale,    slaughtering,    dress- 
ing,   processing    and   packing   of  poultry,    fowl, 
rabbits,     chinchilla,    nutria,     mice,    frogs,    fish, 
bees,     earthworms    and    other    similar    animals 
of    comparable    nature,    form    and    size. 

The   grazing   of   cattle,    sheep   or   horses    on    a    lot 
or    parcel    of   land   haVing    an    area    of   not   less    than 
five    (5)    acres    including   the    supplementary   feed- 
ing  of   such    cattle,    sheep   or   horses    provided 
such   grazing   is    not  a   part  of  nor    conducted   in 
conjunction    with    any   dairy,    livestock    feed    yard 
or    livestock    sales   yard   located   on   the    same 
premises . 

Nursery    stock. 
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Commercial    and   private    stables. 

Horse    ranch    limited   to    not   more    than    four    (1+) 
horses    per    acre. 

Guest   ranch    (on    parcels    not   less    than   forty 
(i+0)    acres )  . 

Riding   academies. 

Accessory   uses    and   structures    may   be   permitted 
if   they    are    clearly    incidental    to,     and,     when 
placed  upon   the    same    lot  or   parcel    with   the 
permitted  use. 

SECTION      USES    PERMITTED    SUBJECT 

TO    A   CONDITIONAL    USE 
PERMIT 

The   following   uses    may   be    permitted    subject  to    a 
Conditional    Use    Permit.    Section 


> 


Horse    race    track 

Public    utility    installation 

Those    uses    which   require    a   Conditional   Use 
Permit   as    specified    in    Section  ,     Procedures. 

SECTION      USES    EXPRESSLY    PROHIB- 
ITED 

The   following   classes    of  uses    are    expressly    prohibited 
in   the   A-l    Limited   Agriculture    Zone: 

Commercial   kennels 
Hog   ranches 
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Live    stock   feed   or    sale    and   commercial   feed 
yards 

Breeding  farms 
Commercial   uses 
Industrial   uses 
Multiple   family   residence 

SECTION   PROPERTY  DEVELOPMENT 

STANDARDS 

The   property   development   standards    set  forth   in 

Section  shall    apply   to    all    land   and   buildings    in   the 

A-l    Zone,    except  that  any    lot  or   building    site   legally 

of  record   on  -which   is    su  bstandard   in    area 

or   dimensions    may    be   used    subject  to    all    other    stand- 
ards   and   regulations . 

A.  LOT    AREA   AND    DWELLING   UNIT    DEN- 
SITY 

The    minimum    lot   area   for    any   dwelling   structure 
shall   be   five    (5)    acres.       Every   dwelling   shall 
comply    with   the   yard,    width,    area    and    setback 
requirements   for    each   house   on    every   portion    of 
the   lot  or   tract  of  land. 

B.  DOT    DIMENSIONS 
No    requirements. 

C.  BUILDING    HEIGHT 

The    maximum    height  of  two    (2)    stories   or 
twenty   five    (25)    feet   may    be   permitted   for    any 
building  or    structure. 
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D.        YARDS 

1.       Front  Yard 


All   buildings    or    structures    shall   have    a 
minimum    setback    of   thirty    (30)    feet   to    the 
front   property   line    or   future    -width    line    of 
a    street. 

2.       Side   Yard 


The   minimum    side   yard  for    any   dwelling   or 
main    building   shall    be    fifteen    (15)    feet   and 
the   total    width   of   the    two    required    side   yards 
shall    be    a    minimum    of   thirty   four    (34-)    feet. 
Other    main    or    accessory    buildings    shall 
have    a   minimum    side   yard   of  twenty    (20) 
feet  and   the    minimum    total    width   of  the   two 
required    side   yards    shall   be   forty    (1+0)    feet 
or   more.       On   corner    lots,    the    side   yard 
which   faces    the    street  for    both    main    and 
accessory    buildings,     shall   have    a    minimum 
setback    of  twenty   five    (25)    feet,    or   the 
average    of  the   existing   buildings    where    more 
than   fifty    (50)    percent   of  the    frontage    is 
developed,    but,    at  least  a   minimum    setback 
of  twenty    (20)    feet   shall    be    required. 

Rear    Yard 

The   minimum    rear   yard  for    a   dwelling   or 
main   building   shall   be   twenty   five    (25) 
percent   of   the   depth    of   the    lot    and   for 
accessory    buildings    (other    than    barns, 
corrals    or   other    animal    enclosures    as 

provided   in    Section  )    one    (l)    foot, 

provided   that   on    reverse    co  lots    that 

rear    upon    the    side    yard   of   another    lot, 
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accessory    buildings    shall   have    a   minimum 
setback    of  ten    (10)    feet  to    such    side   yard, 
except,    however,    all   buildings    or    structures 
shall   have    a   minimum    setback    of  one    (l) 
foot  from    any   utility    easement. 

i+.       Modifications    and    Requirements 

Yard   requirements    may   be    modified   as    pro- 
vided  in    Section  ,    General    Conditions. 

E.  DISTANCE    BETWEEN    BUILDINGS 

Main    and    accessory   buildings    shall    have    a    mini- 
mum   separation   of  ten    (10)    feet  from    any   other 
building   or    structure. 

F.  WALLS,    FENCES    AND    LANDSCAPING 
The   provisions    of   Section  shall    apply. 

G.  ACCESS 

The   provisions    of   Section  shall    apply. 

H.        OFF-STREET    PARKING 

The    provisions    of   Section  shall    apply. 

I.         SIGNS 

The   provisions    of   Section  shall    apply. 

J.         OUTDOOR    LIVING    SPACE 

No    requirements. 
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SECTION      A-2    GENERAL    AGRICULTURE 

ZONE    (New    Zone) 

INTENT    AND    PURPOSE 

The    General   Agriculture    Zone    is    established   for   use 
in   areas    particularly   suited   to    the    raising   of   crops 
and   animals    and   other   related   agricultural    activities. 

SECTION      USES    PERMITTED 

In  the  A-2  General  Agriculture  Zone  land  may  be 
used  and  buildings  and  structures  may  be  erected, 
maintained  and  used  if  they  are  intended,  arranged 
or   designed  for   the    following   uses: 

All    uses    permitted   in    Section  of  the   A-l 

Limited  Agriculture    Zone    except  those   re- 
quiring  Conditional   Use    Permits 

Dairy   farming 

Horse   ranch    (no    limit   as    to   number    of  horses) 

Riding   academies 

Accessory   uses    and    structures    may   be   permitted 
if   they    are    clearly    incidental    to,     and,    "when 
placed   upon    the    same    lot   or    parcel    with   the 
permitted   use. 

SECTION   USES  PERMITTED  SUBJECT 

TO  A  CONDITIONAL  USE 
PERMIT 

The   following  uses    may   be   permitted   subject  to    a 
Conditional   Use   Permit,    Section  . 

Horse    race    track 

Hog  farm 

Livestock   feed   or    sale    or    commercial   feed  yard 

Animal    breeding  farm 

Public    utility    installation 
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Commercial   kennel 

Housing  for    employees 

Those   uses    -which   require    a   Conditional   Use 
Permit   as    specified   in    Section  ,    Pro- 
cedures . 

SECTION        USES    EXPRESSLY    PROHIB- 
ITED 

The   following   classes   of  uses    are    expressly   prohibited 
in   the   A- 2    General   Agriculture    Zone: 

Ranches  operated  publicly  or  privately  for  the 
disposal   of  garbage,    rubbish   or    offal 

Commercial   uses 

Industrial   uses 

Multiple  family  residence  (other  than  employee 
housing) 

SECTION   PROPERTY  DEVELOPMENT 

STANDARDS 

The   development   standards    set  forth   in    Section  


shall    apply   to    all   land   and   buildings    in    the   A- 2   Zone, 
except   that  any   lot  or    building   site   legally   of  record   on 

which    is    substandard   in   area,    may   be   used 

subject  to    all   other    standards    and   regulations. 

A.  LOT  AREA  AND  DWELLING  UNIT  DENSITY 

* 

The    minimum    lot   area   for    any   dwelling   structure 
shall   be   forty    (40)    acres.       Every   dwelling    shall 
comply    with   the   yard,    width,    area    and    setback 
requirements   for    each   house   on    every    portion    of 
the    lot  or   tract  of  land. 

B.  LOT    DIMENSIONS 
No    requirements. 
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C.  BUILDING    HEIGHT 

The    maximum    height  of   two    (2)     stories    or 
thirty   five    (35)    feet   may   be   permitted  for    any 
building   or    structure. 

D.  YARDS 

1.  Front   Yard 

All   buildings    or    structures    shall   have   a   mini- 
mum   setback    of  thirty    (30)    feet  to    the   front 
property    line    or    future    width    line    of   a    street, 

2.  Side    Yards 


The    minimum    side   yard   for    any   dwelling   or 
main   building   shall    be   fifteen    (15)    feet  and 
the   total    width   of  the    two    required    side   yards 
shall   be    a    minimum    of  thirty   four    (3k)    feet. 
Other    main   or    accessory   buildings    shall   have 
a   minimum    side   yard   of  twenty    (20)    feet   and 
the    minimum    total    width   of  the   two    required 
side  yards    shall   be   forty    (40)    feet  or    more. 
On   corner    lots,    the    side   yard    which  faces 
the    street  for   both   main   and   accessory 
buildings,    shall   have    a   minimum    setback    of 
twenty   five    (25)    feet,    or    the    average    of   the 
existing   buildings    where    more    than   fifty    (50) 
percent  of  the   frontage   is   developed,    but, 
at  least   a   minimum    setback    of  twenty    (20) 
feet   shall   be    required. 

3 .       Rear    Yard 

The    minimum    rear   yard  for    a   dwelling   or 
main   building   shall   be   twenty   five    (25)    percent 
of  the    depth   of  the    lot   and   for    accessory 
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buildings    (other   than   barns,    corrals   or 
other    animal   enclosures    as    provided   in 

Section  )    one    (1)    foot,    provided  that 

on   reverse    corner    lots    that  rear   upon   the 
side   yard   of   another    lot,    accessory   buildings 
shall   have    a   minimum    setback    of  ten    (10) 
feet  to    such    side   yard,    except,    however,    all 
buildings    or    structures    shall   have    a   minimum 
setback   of  one    (l)    foot  from    any   utility    ease- 
ment. 

k.       Modifications    and   Requirements 

Yard   requirements    may   be    modified   as    pro- 
vided  in    Section  ,    General    Conditions. 

E.  DISTANCE  BETWEEN  BUILDINGS 

Main    and   accessory   buildings    shall   have   a   mini- 
mum   separation    of  ten    (10)    feet  from    any   other 
building  or    structure. 

F.  WALLS,    FENCES    AND    LANDSCAPING 
The    provisions    of  Section  shall    apply. 

G.  ACCESS 

The   provisions    of   Section shall    apply. 

H.         OFF-STREET    PARKING 

The    provisions    of   Section  shall    apply. 

I.         SIGNS 

The   provisions    of  Section  shall    apply. 
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OUTDOOR    LIVING   SPACE 
No    requirements. 


-243- 


SECTION      R-R    RURAL    RESIDENTIAL 

ZONE    (New    Zone) 

INTENT    AND    PURPOSE 

The    Rural    Residential   Zone    is    established   for   use    in 
areas    specifically    subdivided   and   released   by   the 
Federal    Government  for   low    density   residential   use 
(small   tract  areas)  . 

SECTION      USES    PERMITTED 

In   the    R-R    Rural    Residential   Zone    land   may   be   used 
and   buildings    and    structures    may    be    erected,    main- 
tained  and   used   if  they   are    intended,    arranged   or    de- 
signed  for    the   following   uses: 

Not   more   than   one   single   family   dwelling   unit 
of  a   permanent   character   per    lot. 

Farming,    including   all   types   of   agriculture    and 
horticulture    except  that   expressly   prohibited 
in    Section  . 

Flower    and   vegetable    gardening. 

Livestock   -    pending   residential   development, 

small   livestock   farming   and/or   the   keeping 
of   cows,    horses,    sheep   or   goats,    may    be 
permitted   in    conjunction    with    a    residential 
purpose   for   the   use   of  the   family   residing 
on   the    property,    as    an   incidental   use,    but 
not  for    commercial    purposes    according   to 
the  following: 

a.       Provided  they    are   properly   housed   and 
fenced    and   kept   in    compliance    to   the 
rules,    regulations    and   ordinances    of 

the    County   of  ,    the    District 

Board   of   Health    and   the    State    Health 
Department   so    as    not  to    become    a 
nuisance. 
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b.  That  one    (1)    cow,    or   two    (2)    horses, 
or   two    (2)    sheep,    or   two    (2)    goats    or 
similar    animals    or    combinations   thereof, 
may   be   permitted   on   a   lot  having   a 
minimum    area   of   1/2    acre    (20,000 
square   feet),    provided,    however,    that 
for    each   additional   twenty   thousand 
(20,000)    square    feet   a    similar   number 
of   animals    may   be   permitted   to    a   total 
number    of   ten    (10),    other    than   their 
young   under   the    age   of   six    (6)    months. 

c.  Small    livestock    farming    may    be   permitted 
for    the    owner's   use    with   a    maximum    of 
one   hundred    (100)    chickens    or   other 
fowl,    or   one   hundred    (100)    rabbits    or 
similar  animals    on   a   lot  or    parcel   of  land, 
provided   that   all   killing   or    dressing   is 
done    for   the    owner's    consumption. 

d.  The   keeping   of   a   maximum    of  fifty    (50) 
pairs    of   chinchillas    may   be   permitted   on 
a   lot  or   parcel   of  land,    provided  that 
no    pelting   is    done   on   the    premises. 

Home   occupations,    offices    and   studios,    provided 
that   such    office   is    situated   in   the    same 
dwelling   unit   as   the   home    of  the   occupant 
and   is    adjunct  to    a    principal    office    or    studio 
located   elsewhere;    there   is   no    advertising, 
no    stock    in    trade,    supplies,    professional 
equipment,     apparatus    or    business    equipment 
displayed  for    advertising   purposes    or  kept 
on   the   premises,    except  as    allowed  under 

Section  ,    hereof  and   as   further   limited 

in   Section  . 

Household   pets. 

Parks . 
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Real    estate   offices   of   a   temporary   character   for 
the  first   sale   of   lots    in   a   subdivision   for    a 
period   not   exceeding    six    (6)    months    and 
built   according  to    plans    and   location   approv- 
ed  by   the    Planning   Commission. 

Sale   of   any   products    of  the    aforementioned   per- 
mitted uses   upon   the    premises   upon   which 
such   products    are    produced,    provided   that 
no    permanent  or    commercial    building   shall 
be    constructed   in    connection    therewith. 

Accessory    buildings,    structures    and   uses    (other 
than   buildings    or    enclosures   for    animals    or 
fowl)    may   be   permitted   incidental   to    each 
single   family   dwelling,    including    a   guest   cot- 
tage,   recreation   room    and/or    servants 
quarters ,    provided   that   such   a    building  has 
no    kitchen,    is   not   rented,    leased   or    sold 
separate   from    the   lease,    rental,    or    sale   of 
the   main   building   and/or   property    and   that 
the   accessory   buildings    comply    with   require- 
ments  for    animal   buildings    and    enclosures, 

see    Section  . 

Aviaries 

Apiaries   upon    the   following   conditions: 

Occupied   hives    shall    be    at  least  four   hundred 
(400)    feet  to    any   other    apiary   or    any 
existing   dwelling,    on   another    property; 
unless    the    written    consent  of  the   owner 
of   such   a   dwelling   or   apiary    is    secured. 
Occupied   hives    shall   have    a    minimum    sep- 
aration  of  fifty    (50)    feet  to    any    common 
property   line   of   another    property. 
Occupied   hives    shall   have    a   minimum    sep- 
aration  of  one    hundred   fifty    (150)    feet 
to    any    street  or    highway. 
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SECTION      USES    PERMITTED    SUBJECT 

TO    A   CONDITIONAL    USE 
PERMIT 

The   following  uses    may   be   permitted   subject  to    a 
Conditional   Use    Permit,    Section  . 

Guest   ranches,    upon    the    condition    that   the    build- 
ing  and   plot  plans    be    approved   by   the    Plan- 
ning  Commission  and    that   a   forty    (i+0)    acre 
area   be    provided   to    reduce    the    possibility 
of  injury   to    adjoining   residential   properties . 
One    illuminated   outdoor    advertising    sign    or 
structure    shall   be    allowed  for    the    advertise- 
ment of  the    said   guest  ranch. 

Farms    or   ranches   for    the    grazing,    breeding, 

raising   or   training   of  horses,    or    cattle,    but 
not  including   cattle    or   livestock   feeding   or 
sales   yards,    providing   the    lot  or    parcel    of 
land   is   not  less   than   five    (5)    acres   in   area. 

Temporary    buildings    and    construction   yards    for 
tract   construction   only    and  for    a   maximum 
period    of   six    (6)    months. 

Those   uses    which   require    a   Conditional   Use 
Permit   as    specified   in    Section  ,    Pro- 
cedures . 

SECTION   USES  EXPRESSLY  PROHIB- 
ITED 

The   following    classes    of  use    are    expressly   prohibited 
in  the    R-R    Rural    Residential    Zone: 

Commercial   dairies 

Commercial   kennels,    rabbit,    fox,    goat   and   other 
animal   raising  farms 

Egg   producing   ranches    and   farms    devoted   prim- 
arily  to    the    hatching,    raising,    fattening 
and/or    butchering   of   chickens,    pigeons, 
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turkeys,    fish,    frogs    or    other   poultry   or 

fowl   on    a    commercial    scale 
Hog   or   other    livestock   feeding   ranches 
Ranches   operated   publicly   or   privately   for    the 

disposal   of   garbage,    sewage,    rubbish   or 

offal 
Commercial   uses 
Fur   farming 
Industrial   uses 
Multiple   family   residence 

SECTION   PROPERTY  DEVELOPMENT 

STANDARDS 

The   property   development   standards    set  forth   in 

Section shall    apply   to    all   land   and   buildings   in 

the   R-R   Zone,    except  that   any   lot  or    building   site 

legally   of  record   on which   is    substandard 

in   area   or    dimensions    may    be   used   subject   to    all 
other    standards    and   regulations. 

A.  LOT    AREA   AND    DWELLING   UNIT    DEN- 
SITY 

The    minimum    lot   area   for    any   dwelling   structure 
shall   be   two    (2)    acres.       Every   dwelling   shall 
comply    with   the   yard,    width,    area    and    setback 
requirements    for    each   house   on    every   portion 
of  the   lot  or    tract  of  land. 

B.  LOT    DIMENSIONS 

1.       Width.       The    minimum    width   of   a   lot  for    any 
dwelling    structure    shall    be   not  less   than    two 
hundred    (200)    feet,    measured    at   a   distance 
fifty    (50)    feet  back   from    the   front  property 
line. 
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2.  Depth.  The  minimum  depth  of  a  lot  for  any- 
dwelling  structure  shall  be  not  less  than  two 
hundred   fifty    (250)    feet. 

3  .       Modifications    and   Requirements  .      Width   and 
depth   of   lots    may    be    modified    as    provided 

and   if  in    compliance    to    Section ,    General 

Conditions  . 

C.  BUILDING    HEIGHT 

The    maximum    height  of  two    (2)    stories   or   twenty 
five    (25)    feet   may   be   permitted  for    any   building 
or    structure. 

D.  YARDS 

1 .  Front   Yard 

All   buildings    or    structures    shall   have    a    mini- 
mum   setback   of  fifty    (50)    feet   to    the   front 
property   line   or   future    width   line   of  a   street. 

2.  Side    Yard 


The    minimum    side    yard   for    any   dxvelling   or 
main   building   shall   be   fifteen    (15)    feet  and 
the   total    width   of  the   two    required   side   yards 
shall   be    a    minimum    of  thirty  four    (31+)    feet. 
Other    main   or   accessory   buildings    shall   have 
a    minimum    side   yard   of  twenty    (20)    feet 
and  the    minimum    total    width   of  the   two    re- 
quired   side   yards    shall    be   forty    (1+0)    feet 
or    more.       On   corner   lots,    the    side   yard 
which  faces    the    street  for   both    main   and 
accessory    buildings,     shall  have    a   minimum 
setback    of   twenty    five    (25)    feet,    or   the 
average    of   the    existing   buildings    where    more 
than   fifty    (50)    percent  of  the    frontage    is 
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developed,    but,    at   least   a   minimum    setback 
of  twenty    (20)    feet   shall   be    required. 

3 .       Rear    Yard 

The    minimum    rear   yard  for    a   dwelling   or 
main   building   shall   be    twenty   five    (25)    per- 
cent of   the    depth   of   the    lot   and   for    accessory 
buildings    (other   than   barns,    corrals   or   other 
animal    enclosures    as    provided    in    Section 

)    one    (1)    foot,    provided   that   on    reverse 

corner    lots    that   rear   upon   the    side   yard   of 
another    lot,    accessory   buildings    shall   have 
a    minimum    setback    of  ten    (10)    feet  to    such 
side   yard,     except,    however,     all    buildings 
or    structures    shall   have    a   minimum    setback 
of  one    (1)    foot  from    any   utility    easement. 

1+ .       Modifications    and    Requirements 

Yard   requirements    may   be   modified   as    pro- 
vided  in    Section  ,    General    Conditions. 

E.  DISTANCE    BETWEEN    BUILDINGS 

Main   and   accessory   buildings    shall   have    a   mini- 
mum   separation   of  ten    (10)    feet  from    any   other 
building   or    structure  . 

F.  WALLS,    FENCES   AND    LANDSCAPING 
The   provisions    of   Section  shall    apply. 

G.  ACCESS 

The    provisions    of   Section  shall    apply. 
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H.        OFF-STREET    PARKING 

The   provisions    of   Section  shall    apply, 

I.         SIGNS 

The   provisions   of   Section  shall    apply 

J.         OUTDOOR    LIVING    SPACE 

No    requirements. 
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SECTION      R-A   RANCH    ESTATE 

RESIDENTIAL    ZONE 

INTENT    AND    PURPOSE 

The    Ranch    Estate    Residential    Zone   is    established   for 
use   in    areas   particularly   suited   to    residential   use    in 
large   lots ,    and   the    raising   of   crops    and    animals   for 
non-commercial    purposes. 

SECTION      USES    PERMITTED 

In   the    R-A   Ranch    Estate    Residential   Zone   land   may 
be   used    and   buildings    and    structures    may    be    erected, 
maintained    and  used    if  they    are    intended,    arranged   or 
designed   for   the   following  uses: 

All   uses   permitted  in    Section  of  the    R-R 

Rural    Residential   Zone    excepting  those   requiring 
a   Conditional   Use   Permit 

SECTION      USES    PERMITTED    SUBJECT 

TO   A   CONDITIONAL    USE 
PERMIT 

The   following  uses    may   be   permitted    subject  to    a 
Conditional   Use    Permit,    Section  . 

Those   uses    which   are    permitted    subject  to    a 

Conditional   Use   Permit  in    Section  of 

the    R-R    Rural   Residential   Zone,    may   be 
permitted    subject  to    the    same    requirements. 

Those   uses    which   require    a   Conditional   Use 
Permit   as    specified   in    Section  ,    Pro- 
cedures . 
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SECTION      USES    EXPRESSLY    PROHIB- 
ITED 

The   follow  tag    classes    of   uses    are    expressly   prohibited 
in   the    R-A   Ranch    Estate    Residential   Zone: 

Those   uses    which    are    expressly   prohibited    in 

Section  ,    of  the    R-R    Rural    Residential 

Zone . 

SECTION   PROPERTY  DEVELOPMENT 

STANDARDS 

The   property   development   standards    set  forth    in 

Section  shall    apply   to    all   land   and   buildings    in 

the    R-A    Zone,    except  that   any   lot  or    building   site 
legally   of  record   on  which    is    substand- 
ard  in    area   or    dimensions    may   be  used    subject  to    all 
other    standards    and   regulations . 

A.  LOT  AREA  AND  DWELLING  UNIT  DEN- 
SITY 

The    minimum    lot   area  for    any   dwelling   structure 
shall    be   forty    thousand    (i+O.OOO)    square   feet. 
Every   dwelling    shall    comply    with   the    yard, 
width,    area    and    setback    requirements   for    each 
house    on    every   portion   of  the   lot   or    tract  of   land. 

B.  DOT    DIMENSION 

1  .  Width .  The  minimum  width  of  any  lot  shall 
be  one  hundred  sixty  five  (165)  feet  meas- 
ured at  a  distance  fifty  (50)  feet  back  from 
the   front   lot  line. 
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2.  Depth.       The   minimum    depth   of  any  lot   shall 
be  not  less   than   one   hundred    sixty  five 
(165)    feet. 

3 .  Modifications    and   Requirements .      Width   and 
depth   of  lots    may   be   modified   as   provided 

and  if  in    compliance   to    Section  ,    General 

Conditions . 

C.  BUILDING   HEIGHT 

The   maximum    height  of  two    (2)    stories   or    twenty 
five    (25)    feet   may   be   permitted  for    any   building 

or    structure. 

i 

D.  YARDS 

1 .  Front  Yard 

All   buildings   or    structures   shall   have   a   mini- 
mum   setback   of  fifty    (50)    feet  to   the  front 
property   line   or   future    width   line   of  a   street. 

2.  Side   Yards 

The   minimum    side   yard  for    any    dwelling   or 
main   building   shall   be  fifteen    (15)    feet  and 
the   total    width  of  the   two    required    side   yards 
shall   be    a    minimum    of  thirty   four    {3k)    feet. 
Other    main   or   accessory   buildings    shall   have 
a   minimum    side   yard   of  twenty    (20)    feet   and 
the   minimum    total    width   of  the   two    required 
side   yards    shall   be   forty    (i+0)    feet  or    more. 
On    corner    lots,    the    side   yard    which  faces 
the   street  for   both   main   and   accessory   build- 
ings,    shall   have    a    minimum    setback  of  twen- 
ty five    (25)    feet,    or   the   average   of  the    exist- 
ing  buildings    where    more   than   fifty    (50) 
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percent  of  the  frontage   is   developed,    but,    at 
least   a   minimum    setback   of  twenty    (20)    feet 
shall   be   required. 

3 .  Rear   Yard 

The   minimum    rear   yard  for    a   dwelling   or 
main  building   shall   be   twenty  five    (25)    per- 
cent of  the   depth   of  the   lot  and   for    accessory 
buildings    (other   than   barns,    corrals   or   other 
animal    enclosures    as    provided   in    Section 

)    one    (l)    foot,    provided   that  on   reverse 

corner   lots    that  rear   upon   the    side  yard   of 
another    lot,    accessory   buildings    shall   have 
a    minimum    setback   of  ten    (10)    feet  to    such, 
side   yard,    except,    however,    all   buildings 
or    structures    shall  have   a   minimum    setback 
of  one    (l)    foot  from    any  utility    easement. 

4.  Modifications    and    Requirements 

Yard   requirements    may   be    modified   as    pro- 
vided  in    Section  ,    General   Conditions. 

E.  DISTANCE    BETWEEN    BUILDINGS 

Main   and   accessory   buildings    shall   have   a   mini- 
mum   separation   of  ten    (10)    feet  from    any   other 
building   or    structure. 

F.  WALLS,    FENCES   AND    LANDSCAPING 
The   provisions    of   Section  shall    apply. 

G.  ACCESS 

The   provisions    of   Section  shall    apply. 
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H.        OFF-STREET    PARKING 

The   provisions    of   Section  shall    apply 

I.         SIGNS 

The   provisions    of   Section  shall    apply 

J.         OUTDOOR    LIVING    SPACE 

No    requirements. 
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SECTION      R-l    SINGLE    FAMILY    RESI- 
DENTIAL   ZONE 

INTENT    AND    PURPOSE 

The    Single    Family   Residential    Zone   is    established 
to   provide   for   the   development  of   single  family   resi- 
dential  use   and  to   prohibit  the   development  of  incom- 
patible  uses   that  are   detrimental   to   the   residential 
environment. 

SECTION     USES   PERMITTED 

In  the    R-l    Single   Family    Residential   Zone  land   may 
be  used   and  buildings    and   structures    may   be    erected, 
maintained   and  used   if  they   are   intended,    arranged   or 
designed  for   the  following  uses: 

Any   of  the  following  uses    subject  to   the   issuance 

of  a  permit  from   the  Health 

Departments    approving  the   water    and   sew- 
age facilities   for   every   dwelling  unit  in   each 
case   where   public    water   and   sewer   sys- 
tems   are   not  available    and  do    not  provide 
for   each   lot  or   par  eel   of  land. 

Single  family   dwellings. 

Home   occupations,    offices    and   studios,    provided 
that   such   office   is    situated   in   the    same   dwell- 
ing unit  as   the  home   of  the   occupant  and   is 
an   adjunct  to   the   principal   office   or   studio 
located   elsewhere;    there   is   no    advertising, 
no    stock   in   trade,    supplies,    professional 
equipment,    apparatus    or  business    equipment 
displayed   for   advertising  purposes   or  kept 
on   the   premises,    except  as    allowed  in 

Section  hereof   and   as   further   limited 

in    Section 
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Accessory  uses    and   structures    may   be   permit- 
ted  if  they    are    clearly    incidental   to,    and, 
■when   placed   upon   the    same   lot  or   parcel 
with  the   permitted  use.       The   provisions    of 

Section  ,    General   Conditions,    shall 

apply . 

SECTION   USES  PERMITTED  SUBJECT 

TO  A  CONDITIONAL  USE 
PERMIT 

The   following  uses    may  be    permitted   subject  to    a 
Conditional    Use    Permit,    Section 


Those  uses    which   require    a   Conditional   Use 
Permit   as    specified   in    Section  ,    Pro- 
cedures . 

SECTION      USES    EXPRESSLY    PROHIB- 
ITED 

The  following   classes    of  use    are    expressly   prohibited 
in   the    R-l    Zone: 

Apartments 
Commercial   uses 
Industrial  uses 
Multiple   family    residential 

SECTION   PROPERTY  DEVELOPMENT 

STANDARDS 

The   property   development   standards    set  forth   in 

Section  shall    apply   to    all   land   and   buildings    in 

the    R-l    Zone,    except  that  any   lot  or   building   site 
legally   of  record   on  which   is    sub- 
standard  in    area   or    dimensions    may   be   used   su  bject 
to    all   other    standards    and   regulations. 
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LOT   AREA  AND    DWELLING   UNIT   DEN- 
SITY 

Every   dwelling   structure    shall   comply    with   the 
yard,    width,    area   and   setback   requirements   for 
each   house   on    every   portion   of  the   lot  or   tract 
of   land. 

1.  Where   the   lot  is    served  by  both   public  utili- 
ties   of   water   and    sewer   systems,    and   com- 
plete  off-site    street  improvements    as   required 
by   County    specifications  for   the    zone   in    which 
located,    the   lot  area   shall   be    seven  thousand 
(7,000)    square  feet  or    more,    and  the   lot 
area   per   dwelling  unit  shall   be    seven   thous- 
and   (7,000)    square   feet. 

2.  Where    the   lot   is    served  by   a   public    water 
or   sewer    system    utility,    and   off-site   street 
improvements    as   required  by   County   speci- 
fications  for   the   zone    in   which   located,    the 
lot  area   shall  be   ten   thousand    (10,000) 
square   feet  or    more,    and   the   lot  area   per 
dwelling  unit  shall   be   ten   thousand    (10,000) 
square   feet. 

3.  Where   the    lot  is    served  by    water    wells    and 
a   private    sewer   the   lot   area   shall   be  forty 
thousand    (i+0,000)    square  feet  or    more, 
and  the   lot   area   per   dwelling  unit  shall   be 
forty   thousand    (i+0,000)    square   feet;    except 

that  the  Board   of   Health   may 

approve   reduction   of  lot  size   to    a    minimum 
of  twenty   thousand    (20,000)    square  feet  for 
a   single   lot,    except  however,    when   said   lot 
is    reduced,    the   lot  area   per   dwelling  unit 
shall   be    reduced   in   proportion   thereto. 
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B.  LOT   DIMENSIONS 

1 .  Width .       The   minimum    width   of  any  lot  shall 
be   seventy    (70)    feet   measured   at  a  distance 
of  twenty  five    (25)    feet  back  from   the   prop- 
erty line   or    any  future    street  •width  line. 

2.  Depth.       The   minimum   depth   of   any  lot  shall 
be  ninety    (90)    feet. 

3 .  Modifications    and   Requirements.      Width   and 
depth   of  lots    may  be   modified   as   provided 

and  if  in    compliance   to    Section  ,    General 

Conditions . 

C.  BUILDING   HEIGHT 

The   maximum    height  of  two    (2)    stories   or   twen- 
ty five    (25)    feet  may  be   permitted  for   any  build- 
ing  or    structure. 

D.  YARDS 

1.  Front  Yard 

All   buildings    or   structures    shall   have   a    mini- 
mum   setback   of  twenty   five    (25)    feet  to    the 
front  property   line   or   future    width   line   of   a 
street. 

2 .  Side   Yard 

The   minimum    side   yard  for    any   dwelling   or 
main  building   shall   be    eight    (8)    feet  and   the 
total    width   of  the    two    required    side   yards 
shall   be    a    minimum    of   eighteen    (18)    feet. 
Other    main   or   accessory   buildings    shall 
have   a    minimum    side   yard   of   twenty    (20) 
feet  and   the    minimum    total    width    of  the   two 
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required    side   yards    shall   be  forty    (i+0)    feet 
or    more.       On   corner   lots,    the    side  yard 
which  faces   the   street  for   both    main   and 
accessory   buildings,    shall  have    a   minimum 
setback   of  fifteen    (15)    feet. 

3.  Rear   Yard 

The    minimum    rear   yard  for    a   dwelling   or 
main  building   shall   be   twenty   five    (25)    feet 
and  for    accessory   buildings   one    (l)    foot, 
provided  that  on   reverse    corner    lots   that 
rear   upon   the    side   yard   of  another   lot, 
accessory   buildings    shall  have    a   minimum 
setback   of  five    (5)    feet  to    such   side  yard, 
except,    however,    all   buildings    or    structures 
shall   have    a   minimum    setback   of  one    (1) 
foot  from    any  utility    easement. 

4.  Modifications    and   Requirements 

Yard   requirements    may  be    modified   as   pro- 


vided  in    Section 


General   Conditions 


E 


DISTANCE    BETWEEN    BUILDINGS 


Main  and  accessory  buildings  shall  have  a  mini- 
mum separation  of  ten  (10)  feet  from  any  other 
building  or    structure. 

WALLS,  FENCES  AND  LANDSCAPING 


The   provisions    of   Section 


shall   apply 


G 


ACCESS 


The   provisions    of   Section 


shall    apply 


H 


OFF-STREET    PARKING 


The    provisions    of   Section 


shall    apply 
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I.         SIGNS 

The   provisions    of   Section  shall    apply, 

J.         OUTDOOR    LIVING    SPACE 

No    requirements. 
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SECTION   R-3  MULTIPLE  FAMILY 

RESIDENTIAL  ZONE 

INTENT  AND  PURPOSE 

The  Multiple   Family   Residential    Zone   is    established 
to   provide   for   the   development  of  higher    density   mul- 
tiple family   housing. 

SECTION      USES    PERMITTED 

In  the    R-3  Multiple   Family    Residential   Zone   land   may 
be  used   and  buildings    and   structures    may   be   erected, 
maintained   and  used   if  they   are   intended,    arranged 
or   designed  for   the  following  uses : 

Any   of  the   following  uses    subject  to   the    issuance 

of  a   permit  from    the  Health 

Departments    approving  the   water   and   sew- 
age facilities  for    every   dwelling   unit  in   each 
case    where   public    water   and   sewer   systems 
are  not   available   and   do  not  provide  for    each 
lot  or   parcel  of  land. 

One   family   residence. 

Two   family   residence. 

Three  family   residence. 

Four   family   residence. 

Bungalow    courts. 

Dwelling  groups    and  row   housing. 

Multiple   dwellings. 

Home   occupations,    offices    and   studios,    provided 
that   such   office   is    situated   in   the    same   dwell- 
ing unit  as   the  home   of  the  occupant  and   is 
an   adjunct  to   the    principal  office   or   studio 
located   elsewhere;    there   is   no    advertising, 
no    stock   in   trade,    supplies,    professional 
equipment,    apparatus   or  business    equipment 
displayed  for    advertising  purposes   or   kept 
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on   the   premises,    except  as    allowed  in 

Section  hereof  and   as   further   limited 

in   Section 


Accessory   uses   and   structures    may   be  per- 
mitted  if  they   are    clearly   incidental   to,    and, 
when   placed  upon   the    same   lot  or    parcel 
•with   the    permitted  use.       The    provisions   of 
Section  ,    General   Conditions,    shall    apply. 

SECTION      USES    PERMITTED    SUBJECT 

TO   A  CONDITIONAL    USE 
PERMIT 

The  folio-wing  uses    may  be    permitted   subject  to    a 
Conditional   Use   Permit,    Section  . 

Those   uses    which   require    a  Conditional   Use 
Permit  as    specified  in   Section  ,    Procedures. 

SECTION      USES   EXPRESSLY    PROHIB- 
ITED 

The  following   classes   of  use   are   expressly   prohibited 
in   the    R-3    Zone: 

Commercial   uses 
Industrial   uses 

section  property  development 

standXrds 

The   property   development  standards    set  forth   in 

Section  shall   apply   to    all   land   and  buildings   in 

the    R-3    Zone,    except  that  any   lot  or   building   site 

legally   of  record   on  which   is    substandard- 

in   area   or    dimensions    may   be   used   subject  to    all   other 
standards    and   regulations. 
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LOT   AREA  AND    DWELLING   UNIT   DEN- 
SITY 

Every   dwelling   structure    shall   comply   with  the 
yard,    width,    area   and   setback   requirements   for 
each   house   on   every   portion   of  the    lot  or   tract 
of  land. 

1 .  Where   the    lot  is    served  by  both   public   utili- 
ties  of   water   and    sewer   systems,    and   com- 
plete  off-site    street  improvements    as   required 
by   County    specifications   for   the    zone   in    which 
located,    the   lot  area    shall  be    seven   thousand 
(7,000)    square  feet  or    more,    and  the   lot 
area  per   dwelling  unit  shall  be    seventeen 
hundred  fifty    (1,750)    square  feet. 

2.  Where   the   lot  is    served  by   a   public    water 
or   sewer    system   utility,    and   off-site   street 
improvements    as   required  by   County   speci- 
fications  for    the    zone   in   which   located,    the 
lot  area   shall  be   ten   thousand    (10,000) 
square  feet  or    more,    and   the   lot  area   per 
dwelling   unit   shall   be   thirty  five   hundred 
(3,500)    square  feet. 

3.  Where   the   lot  is    served  by   water    wells    and 
a   private    sewer   the   lot  area   shall  be  forty 
thousand    (2+0,000)    square  feet   or    more, 
and   the    lot   area   per   dwelling  unit  shall   be 
ten   thousand    (10,000)    square   feet;    except 

that  the  Board   of  Health 

may   approve   reduction   of  lot   size   to   a   mini- 
mum  of  twenty  thousand    (20,000)    square 
feet  for    a   single   lot,    except  however,    when 
said  lot  is    reduced,    the   lot  area  per   dwell- 
ing unit  shall   be   reduced   in   proportion   there- 
to. 
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B.  LOT    DIMENSIONS 

1.  Width .       The    minimum    width  of   any   lot  shall 
be   seventy    (70)    feet   measured   at  a  distance 
of  twenty  five    (25)    feet  back  from   the   prop- 
erty line   or   any  future   street   width  line. 

2.  Depth.       The   minimum    depth   of   any   lot  shall 
be  ninety    (90)    feet. 

3 .  Modifications    and   Requirements .      Width   and 
depth   of  lots    may   be    modified   as    provided 

and  if  in   compliance   to    Section  ,    General 

Conditions . 

C.  BUILDING    HEIGHT 

The    maximum    height  of  two    (2)    stories    or   twen- 
ty five    (25)    feet  may   be   permitted  for    any   build- 
ing  or    structure. 

D.  YARDS 

1.  Front  Yard 

All  buildings   or   structures   shall   have   a   mini- 
mum   setback   of   twenty    (20)    feet  to   the   front 
property   line   or  future    width   line    of  a   street. 

2.  Side   Yard 


The    minimum    side   yard  for    any   dwelling   or 
main   building   shall   be   nine    (9)    feet  and   the 
total    width   of  the   two    required   side   yards 
shall   be    a    minimum    of  twenty   one    (21)    feet. 
Other    main    or   accessory   buildings    shall   have 
a    minimum    side   yard   of  twenty    (20)    feet   and 
the    minimum    total    width   of  the    two    required 
side   yards    shall   be   forty    (40)    feet  or    more. 
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On    corner   lots,    the    side  yard    -which  faces 
the   street  for   both  main   and   accessory  build- 
ings,   shall   have   a    minimum    setback  of  twen- 
ty   (20)    feet,    or   the    average   of  the   existing 
buildings    -where   more   than  fifty    (50)    percent 
of  the   frontage   is    developed,    but,    at  least  a 
minimum    setback   of  fifteen    (15)    feet  shall   be 
required. 

3 .  Rear    Yard 

The   minimum    rear  yard  for    a   d-welling  or 
main  building   shall   be   t-wenty  five    (25)    feet 
and  for    accessory   buildings    one    (l)    foot, 
provided   that  on   reverse   corner   lots   that 
rear   upon   the    side   yard   of   another   lot, 
accessory   buildings    shall  have   a   minimum 
setback   of  five    (5)    feet  to    such   side  yard, 
except,    however,    all   buildings    or    structures 
shall   have    a   minimum    setback   of   one    (1)    foot 
from    any   utility   easement. 

4.  Modifications    and   Requirements 

Yard  requirements    may  be      modified  as 

provided   in    Section  ,    General   Conditions. 

Group   d-wellings    shall   be    considered   as   one 
(l)    building  for   the    purpose   of  front,    side 
and   rear   yard   requirements. 

E.        DISTANCE    BETWEEN    BUILDINGS   AND 
COURTS 

1.       Main   and   accessory   buildings    shall   have    a 

minimum    separation   of  ten    (10)    feet  from    any 
other   building   or    structure,    except  as   follows: 
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a.  Each   one    (1)    story   group   dwelling  de- 
velopment shall   have   a   minimum    court 
of  thirty    (30)    feet  in   -width   and  thirty 
(30)    feet  in   length   in   addition   to   its 
required  yards. 

b.  Each   two    (2)    story   group   dwelling  de- 
velopment shall   have    a   minimum    court 
of  forty    (40)    feet   in    width   and  forty 
(40)    feet  in   length,    in    addition   to    its 
required  yards. 

2.  The    court  shall   be   unoccupied   by    any   build- 
ing,   structures   or    parking   areas;    except 
swimming   pools,    fire   hydrants,    utility   poles, 
or    a   through   driveway    with   no    parking   or 
other    street  improvements. 

3.  All   dwelling   structures    of   a   group,    except 
those  facing   a   public    street,    shall   face   upon 
a   court. 

i+.       Group   dwellings    shall   be    considered   as   one 
(l)    building  for    the    purpose   of   determining 
front,    side   and   rear   yard  requirements. 

F.   WALLS,  FENCES  AND  LANDSCAPING 


G 


The   provisions    of   Section 
ACCESS 


shall   apply 


The   provisions    of   Section 


shall    apply 


H.        OFF-STREET    PARKING 


The   provisions    of  Section 


shall    apply 
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I.         SIGNS 

The   provisions    of   Section  shall   apply, 

J.         OUTDOOR    LIVING    SPACE 

The   provisions    of   Section  shall    apply, 
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SECTION      R-2+.   APARTMENT    RESIDEN- 
TIAL  ZONE 

INTENT    AND    PURPOSE 

The   Apartment   Residential    Zone    is    established   to    pro- 
vide for   the   development  of   apartment  houses,    apart- 
ment hotels    and   other   high   density   residential   and   in- 
stitutional  uses. 

SECTION      USES    PERMITTED 

In   the    R-2+  Apartment   Residential   Zone    land   may   be 
used   and   buildings    and   structures    may   be   erected, 
maintained   and  used   if  they   are   intended,    arranged 
or   designed  for   the   following   uses: 

Any   of  the  following  uses    subject  to    the   issuance 

of  a   permit  from    the  Health 

Department  approving  the    water   and   sewage 
facilities   for    every   dwelling  unit  in    each   case 
where   public    water   and   sewer   systems    are 
not  available   and   do   not  provide   for    each   lot 
or   parcel   of  land. 

One,    two,    three,    and  four  family   residences, 
and  row    houses. 

Apartment  houses. 

Apartment  hotels. 

Lodging  houses,    boarding  houses,    but  not 
dormitories . 

Bachelor   apartments. 

Accessory   uses    and   structures    may   be   permitted 
if  they   are    clearly   incidental   to,    and,    when 
placed   upon   the    same   lot  or   parcel    with   the 
permitted   use.      The   provisions    of   Section 
,    General   Conditions,    shall    apply. 
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SECTION      USES    PERMITTED    SUBJECT 

TO   A  CONDITIONAL    USE 
PERMIT 

The  following  uses    may  be   permitted   subject  to   a 
Conditional   Use   Permit,    Section  . 

Private   and   non-profit  organizations    such   as; 
clubs,    lodges,    fraternities,    sororities. 

Those   uses    which   require    a  Conditional   Use 
Permit   as    specified   in    Section  ,    Pro- 
cedures . 

SECTION   USES  EXPRESSLY  PROHIB- 
ITED 

The  folio-wing   classes   of  use    are   expressly   prohibited 
in   the    R-2+   Zone: 

Commercial   uses 
Industrial  uses 

SECTION   PROPERTY  DEVELOPMENT 

STANDARDS 

The   property   development  standards   set  forth   in 

Section  shall    apply   to    all   land   and   buildings    in   the 

R-i+   Zone,    except  that  any   lot   or   building   site   legally 

of  record   on which   is    substandard   in 

area   or   dimensions    may  be  used   subject  to    all  other 
standards    and   regulations. 

A.        LOT   AREA  AND   DWELLING   UNIT   DEN- 
SITY 

Every   dwelling   structure    shall   comply    with   the 
yards,    width,    area   and    setback   requirements 
for    each  house   on   every   portion   of  the   lot  or 
tract  of  land. 
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Where   the   lot  is    served  by  both   public   utili- 
ties  of   "water   and   sewer   systems,    and   com- 
plete  off-site    street  improvements    as    required 
by   County    specifications  for   the    zone   in    -which 
located,    the   lot  area   shall  be    seven  thousand 
(7,000)    square  feet  or    more,    and  the   lot 
area  per   dwelling  unit  shall  be    eight  hundred 
fifty    (850)    square   feet. 

Where   the   lot  is    served  by   a   public   water   or 
sewer   system   utility,    and  off-site    street  im- 
provements   as   required  by   County   specifica- 
tions  for    the    zone    in    which   located,    the   lot 
area   shall   be   ten   thousand    (10,000)    square 
feet  or    more,    and   the   lot  area   per   dwelling 
unit   shall   be   twelve   hundred    (1,200)    square 
feet. 

Where   the    lot  is    served  by   water    wells    and 
a   private    sewer   the    lot   area    shall   be  forty 
thousand    (i+0,000)    square   feet  or    more,    and 
the   lot  area   per   dwelling  unit  shall  be   thirty 
four   hundred    (3,400)    square   feet;    except 

that  the  Health  Department  and 

the  Board   of   Health    may    ap- 
prove  reduction   of  lot   size   to    a    minimum 
of  twenty   thousand    (20,000)    square   feet 
for    a   single   lot,    except,    however,    when   said 
lot  is    reduced,    the    lot  area   per   dwelling   unit 
shall   be   reduced   in   proportion   thereto . 


B.        LOT   DIMENSIONS 


Width.       The    minimum    width   of   any   lot   shall 
be   seventy    (70)    feet   measured   at  a   distance 
of  twenty   five    (25)    feet  back  from    the   prop- 
erty  line   or    any   future    street   width   line. 
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2.  Depth.       The    minimum    depth   of   any   lot  shall 
be  ninety    (90)    feet. 

3.  Modifications    and    Requirements.       Width   and 
depth   of  lots    may   be    modified   as    provided 

and   if   in    compliance   to    Section  ,    General 

Conditions . 

C.  BUILDING    HEIGHT 

The    maximum    height  of  two    (2)    stories   or   twen- 
ty  five    (25)    feet   may   be   permitted  for    any   building 
or    structure. 

D.  YARDS 

1.  Front   Yard 

All   buildings    or    structures    shall   have   a   mini- 
mum   setback   of  ten    (10)    feet  to    the  front 
property   line   or   future    -width   line    of  a   street. 

2.  Side   Yard 


The    minimum    side   yard  for    any   dwelling   or 
main   building   shall   be   nine    (9)    feet  and   the 
total   width   of  the   two    required   side  yards 
shall   be    a    minimum    of  twenty   one    (21)    feet. 
Other    main    or   accessory   buildings    shall   have 
a   minimum    side   yard   of  twenty    (20)    feet  and 
the    minimum    total    width   of  the   two    required 
side   yards    shall   be   forty    (40)    feet  or    more. 
On    corner   lots,    the    side  yard   -which  faces 
the    street  for   both    main   and   accessory   build- 
ings,   shall   have   a    minimum    setback   of  twenty 
(20)    feet,    or   the    average   of  the    existing 
buildings    "where    more   than  fifty    (50)    percent 
of  the  frontage   is    developed,    but,    at  least  a 
minimum    setback   of  fifteen    (15)    feet  shall   be 
required. 
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3.  Rear    Yard 

The   minimum    rear   yard  for    a   dwelling 
or    main   building   shall   be   twenty   five    (25) 
feet   and   for    accessory   buildings    one    (1) 
foot,    provided  that  on   reverse    corner   lots 
that  rear   upon   the    side   yard   of   another   lot, 
accessory   buildings    shall   have    a    minimum 
setback   of  five    (5)    feet  to    such    side  yard, 
except,    however,    all   buildings    or    structures 
shall   have    a   minimum    setback   of   one    (1) 
foot  from    any   utility    easement. 

4.  Modifications    and    Requirements 

Yard   requirements    may   be    modified   as    pro- 
vided  in    Section  ,    General   Conditions. 

Group   dwellings    shall   be    considered   as    one 
(l)    building  for   the    purpose   of  front,    side 
and   rear   yard   requirements. 

E.        DISTANCE    BETWEEN    BUILDINGS   AND 
COURTS 

1 .       Main   and   accessory    buildings    shall   have    a 
minimum    separation    of  ten    (10)    feet  from 
any   other   building   or    structure,    except  as 
follows  : 

a.  Each   one    (l)    story   group   dwelling   de- 
velopment shall   have   a    minimum    court 
of   thirty    (30)    feet  in   width   and   thirty 
(30)    feet  in   length   in   addition   to    its 
required  yards  . 

b.  Each   two    (2)    story   group   dwelling   de- 
velopment shall   have    a   minimum    court 

of  forty    (40)    feet   in    width    and   forty    (40) 
feet   in    length,    in    addition    to    its    required 
yards . 
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c.      Where    a  variance   has   been    granted  for' 
group   dwellings    greater   than   two    (2) 
stories    in   height  there    shall   be   an   addi- 
tional  ten    (10)    feet  of   width   and   depth 
to    the   required   court  area   for    each 
additional   eight    (8)    feet  of  building   height 
or    portion   thereof,    over   twenty  five 
(25)    feet. 

2.  The    court  shall   be   unoccupied   by   any   build- 
ing,   structure,    or   parking   areas;    except 
swimming   pools,    fire    hydrants,    utility   poles 
or   a   through   driveway    with  no    parking  or 
other    street  improvements. 

3.  All   dwelling   structures    of   a   group,    except 
those   facing   a   public    street,    shall   face   upon 
a    court. 

k.       Group   dwellings    shall   be   considered   as   one 
(l)    building  for    the    purpose    of  determining 
front,    side    and   rear   yard   requirements. 

F.   WALLS,  FENCES  AND  LANDSCAPING 


The    provisions    of   Section 


shall   apply 


G.       ACCESS 


The   provisions    of   Section 


shall   apply. 


H 


OFF-STREET    PARKING 


The   provisions    of   Section 


shall   apply 


SIGNS 


The   provisions    of  Section 


shall   apply 
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J.  OUTDOOR    LIVING    SPACE 

The   provisions    of   Section  shall    apply 
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SECTION   T-C  MOBILE  HOME  PARK 

ZONE 

INTENT    AND    PURPOSE 

The   T-C    Mobile    Home    Park   Zone   is    established   to 
provide    areas    that   -will   permit  the   development  of 
mobile   home   parks    and   related   residential   uses. 

SECTION      USES    PERMITTED 

In   the    T-C    Mobile    Home    Park   Zone   land    may   be   used 
and  buildings    and    structures    may   be   erected,    maintain- 
ed  and   used   if  they   ar  e   intended,    arranged   or   designed 
for   the   following   uses : 

Any   of  the   following  uses    subject  to    the   issuance 
of  a   permit  from    the  Health   De- 
par  tments    approving   the    water    and   sewage 
facilities   for    every   building,    structure   or 
mobile   home   park    where   public    water   and 
sewer    systems    are   not  available    and   do   not 
provide   for    each   lot  or   parcel   of   land. 

All   uses   permitted   in    Residential   Zones    R-D 
and   R-l   not  requiring   a   Conditional   Use 
Permit,    except,    however,    where    a   trailer 
court  subdivision   has   been   permitted,    single 
family   residences    shall   be   prohibited. 

SECTION   USES  PERMITTED  SUBJECT 

TO  A  CONDITIONAL  USE 
PERMIT 

The  following  uses    may   be   permitted   subject  to    a 
Conditional   Use   Permit,    Section  . 

Mobile   home   parks. 
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Mobile  home    subdivisions,    provided,    however, 
that  a  public   hearing  be   held   in    compliance 

with   Section  .       Lot  area   and   dimensions 

shall   comply    with   the    provisions    of  the 
R-1A  Zone.      Other    subdivision    regulations 

of  Ordinance  and   its   amendments    shall 

apply . 

Those  uses    which   require    a   Conditional   Use 
Permit  as    specified   in    Section  ,    Pro- 
cedures.. 

SECTION      USES   EXPRESSLY    PROHIB- 
ITED 

The   following   classes   of  uses    are    expressly   prohibited 
in  the    T-C    Zone: 

Commercial   uses 
Industrial  uses 

SECTION   PROPERTY  DEVELOPMENT 

STANDARDS 

Every   building  or    portion   thereof   which   is    designed, 
intended   or   used  for    any   residential   or   dwelling  pur- 
pose  shall    comply    with  the   provisions   of  this   ordinance 
as   to   yards    and   areas,    which   are   required   in   Resi- 
dential  Zone    R-1A.    Each   mobile   home   park   or    court 

shall   comply   to    the   provisions    of  Ordinance 

and/or   its    amendments    as    to   yards    and   areas 

which   are    required  for    trailer    spaces. 
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SECTION      C-C    SHOPPING   CENTER    ZONE 

INTENT   AND    PURPOSE 

In   order   to   preserve   residential   values    and   promote 
the   general    welfare   of  the    surrounding    Residential 
Zones   the    Shopping  Center   Zone   is   hereby   created 
in   order    to    provide   in   such   store   groupings    so   located, 
traffic    safety   through   provisions   for   proper    traffic   rout- 
ing  and   car   parking,    freedom    from   traffic    congestion 
on   public    streets    through   provision  for    adequate   off- 
street  parking,    off-street  loading   and   adequate   ingress 
and   egress,    and   protection   of  residential    character   of 
neighborhoods   through   provision    of  adequate    and   suit- 
able  treated  business    area   open    spaces    at  boundaries 
adjacent  to    residential   areas.       For   the   C-C    Shopping 
Center    Zone   the    specific   intent  of  this    Chapter   is : 

A.  To    encourage    the    construction   of  buildings    and 
continued  use   of  land  for    commercial    and   service 
purposes . 

B.  To    prohibit   residential,    heavy   commercial   and 
industrial   use    of  the   land,    and   prohibit  any   other 
use    "which    would   substantially   interfere    with   the 
development   or    continuation   of  the    commercial 
structures    in   the   district. 

C.  To    discourage    any   use    which,    because   of  its 
character   and   size,    would   interfere    with  the   use 
of  land   in   the    district  as    a   shopping   and   service 
center   for    surrounding   residential   districts. 

SECTION   SPECIAL  PROCEDURES 

A  C-C    Zone   may   be    established   adjoining   any   other 
commercial    zone,    or    in   an    area    which   is   being  newly 
developed,    upon    a   tract  of  land    with   the    requirements 
as    listed   below  : 
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A.  Any   application   for   a   C-C    Zone    classification 
shall   be   accompanied  by   an   application  for    a 
zone    change   or   amendment  as    specified   in 
Section  of  this   ordinance. 

B.  Provided  that  detailed   and   specific   plan  for   its 
development,    bearing  the    signatures    of   all   record 
owners    of  the    property,    has   been    approved   by 
the   County    Planning  Commission,    after   a  public 
hearing,    and  the    Board   of  County   Commissioners 

C.  The   location   of  the   C-C    Zone    shall   be   on   prop- 
erty   which   has    an   acceptable   relationship   to   the 
major   thoroughfares.       The   Commission    must 
make    a  finding   as   to    the    adequacy   of   the   thor- 
oughfares  to    carry   additional   traffic    engendered 
by   the   development,    and   may   request  reports 
and   recommendations   from    various    agencies    or 
departments . 

D.  The    Plan   for    the   proposed   development  must 
present  a   unified   and   organized   arrangement  of 
buildings    and    service   facilities    which    shall   have 
a  functional   relationship   to   the   properties    com- 
prising the   planned  development,    the   properties 
and   uses   of  properties    immediately    adjacent  to 
the    proposed   development. 

E.  The    developer    must   satisfy   the   County    Planning 
Commission    and   Board   of   County   Commissioners 
of   his   financial    ability   to    carry   out  a   proposed 
plan    and   shall    prepare    and   submit   a    schedule 

of   construction,     which    construction    shall   begin 
within    a   period   of  one   year.       Failure   to    carry 
out   construction    as    scheduled   shall   void   the 
plan   as    approved,    unless    an   extension    is    ap- 
proved by   the    Planning   Commission. 
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SECTION      USES    PERMITTED 

In  the   C-C    Shopping  Center   Zone  land   may   be   used 
and  buildings   and   structures    may   be   erected,    main- 
tained  and   used   if  they   are   intended,    arranged  or 
designed  for   the   following   uses: 

The  following  uses   are    subject  to   the    issuance 

of  a   permit  from    the  Health 

Departments    approving  the   proposed   water 
and   sewage   facilities   for    every   building   or 
structure    where   public    water    and   sewer 
systems    are   not  available   and   do   not  provide 
said   services   for    each   lot  or    parcel   of  land. 

Any   use   permitted   in   the    N-C    Zone,    Section  


A.  COMMERCIAL  RECREATION  AND  AMUSE- 
MENT 

Billiards    and   pool 
Bowling  alley 
Walk-in   movie 

B.  RETAIL    SALES    ONLY 

Auto    accessory    store 

Department   store 

Drive-in   restaurant 

Dry    goods    store 

Eating  places    with  drinking 

Electrical   shop 

Fur    sales    and   storage 

Garden   supplies 

Mail   order   house 

Office   supplies 

Paint,    glass,    wallpaper 

Pottery    shop    (no   kiln) 

Sewing   machine   shop 
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C.  SERVICE    USES 

Auto    rental 

Bicycle   repair    shop 

Catering   service 

Cleaning    (restricted) 

Costume   rental 

Data   processing   center 

Dog   grooming    (no   kennel) 

Duplicating,    blue   printing,    photostats 

Frozen  food   lockers    (no    commercial) 

Laundry    (restricted) 

Messenger   office 

Massage   and/or   reducing   parlor 

Utility    company   offices 

D.  ACCESSORY    USES 

Accessory   uses    and   structures    may   be   permit- 
ted  if  they   are    clearly   incidental   to,    and,    when 
placed  upon   the    same    lot  or   parcel    "with  the 
permitted  use. 

SECTION      USES    PERMITTED    SUBJECT 

TO   A  CONDITIONAL    USE 
PERMIT 

The  following  uses    may   be   permitted   subject  to    a 
Conditional   Use    Permit,    Section  . 

Coin    operated   ice   vending    machines 
Those   uses    which   require    a   Conditional   Use 
Permit  as    specified   in    Section   ,    Pro- 
cedures . 
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SECTION   USES  EXPRESSLY  PROHIB- 
ITED 

The   following   classes    of  uses    are    expressly   prohibited 
in   the    C-C    Zone: 

Residential   uses 
Unlisted   commercial   uses 
Industrial  uses 

SECTION   PROPERTY  DEVELOPMENT 

STANDARDS 

The   property  development  standards   set  forth  in 

Section  shall    apply   to    all   land   and   buildings    in   the 

C-C    Zone. 

A.        LOT    AREA 

1.  Minimum    Area:       Seven    (7)    acres. 

2.  Maximum    Area:       No    regulations. 

3.  For   the   purpose   of   calculating   the    minimum 
area,    lot   -width,    lot  dimensions,    floor   area 
ratio,    percentage   of  lot   covered   by   building, 
and  yard   requirements    established   by  this 
section,    a   single    "C-C"    Shopping   Center 
Zone    cannot  lie   on   two    sides    of   a   public 
street  or    alley.      Any   area   designated   as 
being   zoned    "C-C"    Commercial    and  lying 

on   both   sides   of   a   public    street  or   alley    shall 
be   deemed   to   be   two    "C-C"    Shopping   Cen- 
ter  Zones,    and   all   the    minimum    requirements 
shall  be   met  by  buildings   on    each   side  of 
said   public    street  or    alley   as    separate   dis- 
tricts . 
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B.  LOT   DIMENSIONS 

All   lots   hereafter   created   shall   comply    -with   the 
following   minimum    standards   and  lots   held  under 
separate   ownership   or   of  record   shall  not  be 
reduced  below    these    standards: 

1.  Width.       The    width   of  the  lot  shall   not  be   less 
than  one   half    (l/2)    times   the   depth. 

2.  Depth.       The   depth   of  the   lot   shall  not  be 
less   than  five   hundred    (500)    feet. 

C.  LOT   COVERAGE 

Buildings  and/or  structures  may  be  permitted 
which  cover  forty  (2+0)  percent  or  less  of  the 
area   of  the   lot. 

D.  BUILDING   HEIGHT 

The   maximum    height  of  three    (3)    stories   or 
forty  five    (2+5)    feet  may   be.  permitted  for   any 
building  or   structure . 

E.  YARDS 

There    shall   be    a   minimum    setback   from    any 
property   line    and/or   future    width   line   of  twenty 
(20)    feet  for    any   building,    and   six    (6)    feet 
for    any   parking   area.       The   setback    area  be- 
tween  the   property   line   and   parking   area  line 
shall   be  landscaped   with   lawn   and   shrubs   or 

trees   and   the   provisions   of   Section  ,    General 

Conditions,    and    Section  ,    of  the    N-C   Zone 

shall    apply. 

Along   any    property   line    within  or    adjoining   an 
established    commercial    zone,    there    shall   be    a 
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minimum    setback   of  ten    (10)    feet.      This   require- 
ment may   be    modified   or    waived    if,    in   the  judg- 
ment of  the    Planning   Commission   and    Board   of 
County   Commissioners,    a  fire   lane   is   not  con- 
sidered to   be   necessary. 

Along   any   property   line    abutting   or    adjoining   a 
residential    zone,    there    shall   be    a   minimum    set- 
back  of  twenty    (20)    feet. 

F.  DISTANCE    BETWEEN    BUILDINGS 
No    requirements. 

G.  WALLS,    FENCES   AND    LANDSCAPING 

The   provisions    of   Sections and  ,    General 

Conditions,    and   Section  ,    N-C    Zone,    shall 

apply . 

H.        ACCESS 

The   provisions    of   Section     shall    apply. 

I.         OFF-STREET    PARKING   AND    LOADING 

The   provisions    of   Section  shall   apply. 

J.         SIGNS 

The   provisions    of   Section shall   apply. 

SECTION      SITE    PLAN    REVIEW 

The   proponents   of   a   planned   shopping    center   shall 
prepare   and   submit   a   preliminary   plan    and   may   include 
supporting   data   showing  the   proven  necessity,    the 
available    spendable    income   that  is    adequate   to    support 
it,    the    population    service   area   and   any   other   pertinent 
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data   as    may   be   requested  for    review    and   tentative 
approval   of  the   County   Planning   Commission,    upon 
■which   plan   the   County   Planning  Commission   shall 
hold   a   public   hearing.       Upon    approval   of   the   prelimin- 
ary  development  plan,    by   the    Planning  Commission    and 
the   Board   of  County   Commissioners,    the   proponents 
shall   prepare   and   submit  a  final   development  plan, 
■which   shall   incorporate   any    changes   or    alterations 
requested  by   the   said   Commissions. 

Such   plans    shall   include   advertising   signs    or    struct- 
ures   when   upon   buildings    or   premises   to    which   the 
signs    apply   and  provided  further   that  the   location   of 
said   signs    conform    to   the   yard   regulations   for   the 
main   building.       In    addition   to    the   above,    the   provisions 
of  Section   shall   apply. 
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SECTION   C-2  GENERAL  COMMERCIAL 

ZONE 

INTENT   AND    PURPOSE 

The   General  Commercial   Zone   is    established  for   the 
development  of   commercial   use   including,    retail   es- 
tablishments,   service    establishments   and   offices. 

SECTION      USES    PERMITTED 

In  the   C-2   General   Commercial   Zone   land   may  be 
used  and   buildings    and   structures    may   be   erected, 
maintained   and  used   if  they   are   intended,    arranged 
or   designed  for   the  following  uses: 

The   folio-wing  uses   are   subject  to   the   issuance 

of  a   permit  from    the  Health 

Departments    approving  the   proposed   water 
and   sewage   facilities   for    every   building   or 
structure    where   public    water    and   sewer 
systems    are   not  available   and   do   not  pro- 
vide  said    services   for    each   lot  or   parcel   of 
land. 

Any   use   permitted  in  the   C-C   Zone,    Section 


Any    multiple   family   residential   use    permitted   in 
the    R-if   Zone   provided   that  any   residential 
use   on   any   lot  with   any   commercial  use 
shall   be   limited   to   one    single  family   dwelling, 

A.   COMMERCIAL  RECREATION  AND 
AMUSEMENT 

Bowling   alley 
Drive-in   movie 
Tennis    club 


-2.87- 


B.  RETAIL    SALES    ONLY 

Aircraft  and    marine    sales 

Building   material    (no    outdoor   display   or   storage) 

Heating   and   plumbing   equipment    (no    outdoor 

display   or    storage) 
Hospital   and   medical    supplies 

Lumber   yards    (no   outdoor   display   or    storage) 
Mobile   home   dealers 
Motor   vehicle    sales 
Monument  sales 
Second  hand   store   -   Apparel    (no    outdoor 

display   or    storage) 
Second  hand   store   -    Books    (no    outdoor   display 

or    storage) 
Second  hand   store   -    Furniture    (no    outdoor 

display   or    storage) 
Tire,    battery   and   accessory    (no   outdoor   display 

or   storage) 

C.  SERVICE    USES 

Auto    repair    shop 

Auto   trailer   rental 

Baby   formula    service 

Electric   repair    service 

Gunsmith 

House   repair    and   cleaning 

Medical   and   dental  laboratory 

Oil    burning   shop 

Pest   control    service 

Sign    Painting 

Taxidermist 

Trade   school 

Accessory   uses    and   structures    may    be   permitted 
if  they    are    clearly    incidental   to,    and,    -when 
placed   upon   the   same   lot  or    parcel    -with   the 
permitted   use. 
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SECTION   USES  PERMITTED  SUBJECT 

TO  A  CONDITIONAL  USE 
PERMIT 

The  following  uses    may  be   permitted   subject  to   a 
Conditional   Use   Permit,    Section  . 

Any   use   permitted   in   the    R-2+   Zone,    Section 


Archery   ranges 

Dance  halls 

Funeral    services 

Golf  driving   range 

Golf,    miniature 

Coin   operated   ice   vending   machines 

Large   scale   amusement   center 

Outdoor    -water   recreation 

Swimming  pools,    commercial 

Those   uses    which   require    a   Conditional   Use 
Permit  as    specified   in    Section  ,    Pro- 
cedures . 

SECTION   USES  EXPRESSLY  PROHIB- 
ITED 

The  following   classes    of  uses    are    expressly   prohibited 
in  the   C-2   Zone: 

One   and  two   family   dwellings 
Industrial  uses 

SECTION   PROPERTY  DEVELOPMENT 

STANDARDS 

The   property   development  standards   set  forth   in 

Section  shall    apply   to    all   land   and   buildings   in 

the   C-2   Zone. 
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A.  LOT   AREA 

Any   building   or    portion  thereof   "which   is   designed, 
intended  or  used  for   any   residential   or   dwelling 
purpose    shall    comply    "with   the  provisions   of  the 
R-i+   Zone,    Section  . 

B.  LOT    DIMENSIONS 

Any   building   or    portion   thereof   which   is   designed, 
intended,    or    used  for    any   residential   or   dwelling 
purpose   shall    comply    with   the   provisions   of  the 
R-i+   Zone,    Section  . 

C.  LOT    COVERAGE 

Buildings    and/or    structures    may    be    permitted 
which    cover   forty  five    (1+5)    percent   or   less    of 
the    area   of  the   lot. 

D.  BUILDING    HEIGHT 

The    maximum    height  of  four    (i+)    stories   or   forty 
five    (45)    feet   may   be   permitted  for    any   building 
or    structure. 

E.  YARDS 

1.       Buildings    or    portions    thereof   which   are    de- 
signed,   intended   or    used  for    any   residential 
or   dwelling   purpose    shall    comply    with   the 
yard  provisions   of   the    R-4   Zone,    Section 


2.       Front  Yard 

Shall   be    as    required   in   the    R-i+    Zone   for 
residential    and/or    as    required  for   future 
width   lines. 
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Side   Yard 

Wherever    a   building   is    located  upon   a   lot 
adjacent  to    a   residential    zone   boundary, 
there    shall   be   provided   a   side   yard  of  not 
less   than   ten    (10)    feet  on   the    side   of  the 
building   adjacent  to    the    zone    boundary   line 
and   on    corner   lots   the    side   yard    -which 
faces    on   a   street   shall   be  not  less   than 
twenty    (20)    feet. 


4 


Rear    Yard 


On   corner    lots    which   rear   upon   the   side 
yard  of   another   lot  in   a   residential   zone, 
the    minimum    rear   yard   shall   be   ten (10) 
feet. 

DISTANCE    BETWEEN    BUILDINGS 

Any   building   or    portion   thereof   which   is   designed, 
intended   or    used   for    any   residential   or   dwelling 
purpose    shall    comply    with   the   separation   require- 
ments   of  ten    (10)    feet,    and    court  provisions    of 
the    R-i+   Zone,    Section  . 


G 


WALLS,  FENCES  AND  LANDSCAPING 


The    provisions    of   Section 

Conditions,    and   Section  

apply . 


and  ,    General 

N-C    Zone,    shall 


H 


ACCESS 


The    provisions    of   Section 


shall    apply. 


I. 


OFF-STREET    PARKING   AND    LOADING 


The    provisions    of   Section 


shall    apply. 
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J.         SIGNS 

The   provisions    of   Section  shall   apply. 

K.        SPECIAL    STANDARDS 

The    above    specified   stores,    shops    or   businesses 
shall   be   retail    establishments    only    and   shall   be 
permitted   subject  to   the   following    conditions: 

1.  Such  business    shall   be    conducted    -wholly 
■within    an    enclosed   building   except  for   the 
outdoor    displays    of  Christmas    trees    and 
the   parking   of  automobiles.       In  no    case 
shall    any    merchandise   be   displayed  nor 
shall    any    business    be    conducted   between 
the   street  line   and   any   building   line. 

2.  All   products    produced,    whether    primary   or 
incidental    shall   be    conducted    within    a   com- 
pletely   enclosed  building   and   shall  be   sold 
at  retail   on   the   premises    and   not   more    than 
two    (2)    persons    shall   be    engaged   in   such 
production . 

3.  All   uses    shall   be   free   from    objections    be- 
cause   of   odor,    dust,    smoke,    noise,    vibra- 
tion  or   other    causes . 

4.  All   exterior    walls    of   a   building   hereafter 
erected,     extended   or    structurally    altered, 
which  face    a   street  or   property   located   in 

a   residential    zone,    shall   be   designed,    treated 
and  finished   in   a   uniform    and    satisfactory 
manner    approved   by   the    Planning    Commission 

SECTION      SITE    PLAN    REVIEW 

The   provisions    of   Section  shall   apply. 
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SECTION      M-D    DESIGNED   MANUFACT- 
URING  ZONE 

INTENT    AND    PURPOSE 

The   regulations   for   M-D   Designed  Manufacturing 
Zone    are    intended   to    permit  and   encourage   industrial 
development  that   will   be    so    located   and   designed   as 
to    assure    an  orderly    grouping   of  buildings    and  uses 
so   as   to    constitute    a   harmonious,    efficient,    convenient 
and   appropriate   part  of  the    physical   development  of 
the   County,    contribute   to    a    sound   economic   base, 
preserve   the   land  values,    secure   the    character   of 
the   resort  and   recreational   districts    and   other-wise 

further,    the   purposes    set  forth   in    Section  ,    such 

zones    shall   be   established  from    time   to    time   by   amend- 
ments  of   this   ordinance    consisting   of  appropriate 
changes    in   boundary    zones. 

The   further    intent  of  this    Section   is : 

To    encourage    the    construction   of  buildings    and 
the    continued   use   of  land   for   industrial   develop- 
ment. 

To    discourage    any   use    -which,    because   of  its 
character   and    size,    would   interfere    with   other 
intended  uses    in   the   district. 

To    prohibit  residential   and   mobile   home  usage 
of  the   land,    and   prohibit  any   other   use    which 
would    substantially   interfere    with   the   development 
or    continuation    of  industrial   development  in   the 
area . 

To    prohibit   any   use    which    would   by   reason   of  its 
contribution   of   gas,    odors,    dust,    smoke,    fumes 
or   noise    substantially   interfere    with   the   develop- 
ment or   continuation   of  the   development  of  other 
districts   in   the   vicinity. 
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SECTION      USES    PERMITTED 

In  the   M-D   Designed  Manufacturing   Zone   land   may    be 
used   and   buildings    and   structures    may   be    erected, 
maintained   and   used   if  they    are    intended,    arranged   or 
designed  for   the   folio  "wing   uses: 

The   following   uses    are    subject  to    the     issuance   of 
a   permit  from    the  Health   De- 
partments   approving   the   proposed    "water    and 
sewage   facilities   for    every   building   or    struct- 
ure   where   public    water    and    sewer    systems 
are   not   available    and   do   not  provide    said 
services   for    each   lot   or   parcel    of  land. 

A.  Advertising    signboards    including    "V"    type   bill- 
boards   or    structures    if   constructed   or    maintained 
no    closer   than    three   hundred    (300)    feet  to    any 
other    sign,    structure   or    building   and/or    a   single 
double-faced   electric    sign   used   exclusively   to    ad- 
vertise  the   premises   upon    which   located   and    in 
conjunction    with    any   use    permitted   in   the    zone, 
provided   that   said   signs    are   located   in    accord- 
ance   with   the   yard   regulations    as    specified   herein. 

B.  COMMERCIAL  AND  SERVICE  USES 

Any   use   permitted   in   C-M    Zone,    Section  . 

Fuel    and   gas    sales    (L.P.G.) 
Ice    dealers 
Laundries,    industrial 

Second  hand   stores    -    Auto    parts    (no    wrecking 
or   outdoor    storage) 

C.  MANUFACTURING  AND  RELATED  USES 

Bedding,    carpet   and   pillow    manufacturing,    clean- 
ing  and   renovating 
Blacksmith 
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Buildings,    -wooden,    prefabrication   of 

Cabinet  shop   and  furniture    manufacturing 

Ceramics    manufacturing   using   previously   pulverized 

clay   and   kilns   fired   only   by   gas    or    electricity 
Contractors   yards,    enclosed   -with   a    six    (6)    foot 

masonry    wall 
Cosmetics    manufacturing 
Electro    plating 
Farm    produce 

Feed,    fuel    and   related   storage 
Fountain    equipment,    assembly    and   renovation 
Fruit   and   vegetable   packing   and   shipping 
Garment   manufacturing 
Glass    products    (packaged   glass    only) 
Grain    milling 
Laboratories,    experimental,    motion   picture    and 

testing 
Meat  products    (no    slaughtering) 
Outdoor    storage,    enclosed    within    six    (6)    foot 

masonry    wall 
Paint   mixing   and   storage    (fire   department  approval) 
Plastic    products,    from    finished   plastic    materials 
Railway   transportation   services 

Rubber   products,    from    finished   rubber    materials 
Sheet   metal    shop 

Signs    and   advertising   display   manufacturing 
Switching   and   railroad   terminal   uses 
Textile    mills 
Truck   terminals 
Well   drilling    shop   and   yards 

D.     ACCESSORY    USES 

Accessory   uses    and   structures    may    be   permitted 
if  they   are    clearly   incidental   to,    and,     when   placed 
upon   the    same   lot  or   parcel   with   the   permitted 
use . 
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SECTION     USES   PERMITTED    SUBJECT 

TO  A  CONDITIONAL   USE 
PERMIT 

The  following  uses    may   be   permitted   subject  to   a 
Conditional   Use   Permit,    Section  . 

Building   paper   products 

Circuses,    carnivals    and  fairs 

Drug   products    manufacturing 

Electric   generating  plants 

Electrical   machinery   products 

Furniture   and  fixtures    manufacturing 

Leather   products    manufacturing 

Machine   assembly   plants 

Paperboard   container   manufacturing 

Paper   and   rag   collection    and  baling 

Petroleum    storage   above   ground 

Saw    and  planing   mills 

Scientific   equipment  manufacturing 

Stables   and   riding   academies 

Transportation    equipment  including;    autos,    trucks, 
aircraft,    motorcycles,    bicycles,    farm    equip- 
ment,   assembly  from    previously   prepared 
parts 

Those   uses    which  require    a   Conditional   Use 

Permit   as    specified   in    Section  ,    Proced- 
ures. 

SECTION   USES  EXPRESSLY  PROHIB- 
ITED 

The  following   classes   of  use    are    expressly   prohibited 
in   the   M-D    Zone: 

Residential   dwellings    or    apartments 
All    industrial   uses   not  listed. 
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SECTION   PROPERTY  DEVELOPMENT 

STANDARDS 

The   property   development  standards    set  forth   in 

Section  shall    apply   to    all   land   and   buildings    in 

the   M-D    Zone,    except  that  any   lot  or    building   site 

legally   of  record   on  which   is    substandard 

in   area   or   dimensions    may   be   used   subject  to    all  other 
standards    and   regulations. 

A.      LOT    AREA 

For   the   purposes    of   calculating   the    minimum    area, 
lot   -width,    lot  dimensions,    floor   area   ratio,    per- 
centage  of  lot   covered   by   buildings,    and  yard   re- 
quirements   established   by   this    Section,    a   single 
M-D    Designed   Manufacturing   Zone    cannot  lie    on 
two    sides    of   a   public    street  or   alley.       Any    area 
designated   as    being   zoned   M-D    and   lying  on   both 
sides    of   a   public    street  or    alley    shall   be   deemed 
to    be   two   M-D    Designed   Manufacturing   Zones, 
and   all  the    minimum    requirements    shall   be   met 
by   buildings    on    each    side   of   said   public    street  or 
alley    as    separate   districts. 

No   M-D    Zone    shall   contain   less    than  five    (5) 
acres.       No    lot  on   which   an   individual   building 
or   use    is    placed   shall   contain   less   than   a  net 
area   of  20,000    square   feet  provided,    however, 
that   a   building   having   one    or    more   party    walls 
and    a    common    roof   with   one   or    more    similar 
buildings,    but  individually    owned,    may   be   on    a   lot 
of   any    size    so    long   as    all   other   provisions    of  this 
ordinance,    including   off-street  parking   and  loading 
are   fully    complied   with. 
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B.  LOT    DIMENSIONS 

1.  Width 

a.  Each  M-D    Zone    shall   have    an   average 
width   of  not  less    than   one   hundred  fifty 
(150)    feet,    and   shall   have   no    boundary- 
line   less   than   one   hundred    (100)    feet  in 
length. 

b.  The    minimum    -width   of   any    lot  shall   be 
one   hundred    (100)    feet  at   a   distance   of 
twenty   five    (25)    feet  back   from    the    street 
and/or   future    width   line. 

2.  Depth 

No   requirement. 

C.  FLOOR   AREA    RATIO    AND    COVERAGE 

The  floor    area   of  the   principal   building   and   all 
accessory   buildings    shall   not   exceed   forty   five 
{1+5)    percent  of  the   total   area   of  the   lot  for    a 
single    story   building  nor    shall   it   exceed   sixty 
(60)    percent  of  the   total    area  for    buildings    of   more 
than   one    (l)    story.       The   ground   area   occupied 
by   the   principal    and   accessory   buildings    shall   not 
exceed  forty  five    (45)    percent  of  the   total   area   of 
the   lot. 

D.  BUILDING    HEIGHT 

The    maximum    height  of  four    (i+)    stories   or   fifty 
(50)    feet   may   be   permitted  for    any   building   or 
structure. 
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E.  YARDS 

1.  Front  Yard 

No   building   shall   be   less   than  fifty    (50)    feet 
distant  from    any   street  and/or   future   street 
■width   line,    however,    an   advertising   sign, 
billboard   or   parking   lot   may   be    located   at  a 
distance   of  no   less    than   ten    (10)    feet  from 
said   street  and/or  future    street   -width  line, 
and   if  in    accordance    with   site   plans    as    re- 
quired herein,    and   the   area   bet-ween  this 
setback    and   property   line    shall   be   sodded, 
planted   and   shrubbed   in   such   a   manner   as 
to   form    a   permanent   evergreen    screen. 

2 .  Side   and    Rear   Yards 

There    shall   be   a   setback   of   at  least  ten    (10) 
feet  along   any   property   line    -within   or   adjoin- 
ing  an    established  M-D    Zone.       This    require- 
ment may   be   modified  or    -waived   if,    in  the 
judgment  of  the   Commission,    a  fire   lane   is 
not  considered  to   be  necessary. 

Along   any   other   property   line    abutting   or    ad- 
joining  any    zone   district  other   than  M-l    or 
M-2   there    shall  be   a   setback   of   at  least  twen- 
ty   (20)    feet  and  the   property   line    shall   be 
sodded,    planted   and   shrubbed   in   such   a   -way 
as   to   form    a   permanent  evergreen   screen. 

F.  DISTANCE    BETWEEN    BUILDINGS 
No   requirements. 

G.  WALLS,    FENCES  AND    LANDSCAPING 
1.       The   provisions   of   Section  shall   apply. 
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2.       Chain   link   fences    or    block   brick   or    concrete 
■walls   not   exceeding    six    (6)    feet   in   height 
above   the  normal   grade   at  the   nearest  lot 
line   or    points   thereon    shall   be    installed,    how- 
ever,   said  fence   or    "wall   shall  not  occupy- 
any   portion   of  the    setback   area    where   front- 
ing  along   a    street  or   future    width   line    as 
specified   in   this    Section   under    "yards"    and 
in    Section  of   this    ordinance.       The    maxi- 
mum   height  requirement  for    said   fence   or    wall 
may  be    modified   or    waived  if,    in   the  judgment 
of  the   Commission,    the    increased  height  is 
necessary    and  not   detrimental    to    the   intent  and 
purposes    established   in   this    Section. 

H.     ACCESS 

The   provisions    of   Section  shall    apply. 

I.       OFF-STREET    PARKING   AND    LOADING 

The   provisions    of   Section  shall    apply. 

J.       SIGNS 

The   provisions   of   Section  shall    apply. 

K.      SPECIAL    STANDARDS 

No    permit  for    the    construction   or    occupancy   of   an 
M-D    Zone   or    par  t  thereof   shall   be    issued   unless 
the    plans   have   been    approved   by    the   County    Com- 
mission  after    recommendation   by   the   County    Plan- 
ning  Commission. 

It  is   the   intent  of  this    Section   to   designate  no    area 
as    an   M-D    Sone   in   which   there   is,    at  the   date 
of   adoption    of  this    amendment,    any    residential    or 
other   non-conforming  use.       The   County   Planning 
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Commission    and  the    Board   of  County   Commission- 
ers   shall   not   approve    an    amendment  rezoning   any 
portion   of  the    County   to    a   M-D    Zone    if  there    is 
in   that   zone    any   use    which    -would   be    a  non- 
conforming  use   upon   passage   by   the    Board   of 
County   Commissioners    of   said   amendment  rezon- 
ing  that  property . 

SECTION  SITE    PLAN    REVIEW 

In   any   M-D   Zone   the   location   of  the    main   and   acces- 
sory  buildings    on   the    site   and   in   relation   to    one 
another,    the   traffic    circulation   features    'within   the    site, 
the   height  and   bulk   of  buildings,    the   provision  of  off- 
street  parking   and   loading   space,    the    provision   of 
other   open   spaces    on   the    site,    and   the   display   of 
signs    shall   in   addition   to    conforming  to    any   and   all 
regulations   pertaining   thereto    that  are   specifically    set 
forth   in   this    ordinance,    be    in   accordance    with   a   site 
plan   or    plans   or    subsequent   amendment  thereof,    approv- 
ed  in   any    case   by   the    Planning   Commission   in   accord- 
ance   with   the   procedure   set  forth  in   this    ordinance, 
Section  . 

In   approving   site   plans   the    Planning   Commission   may 
act  on    site   plans    submitted   to    it  or    may    act  on   its 
own   initiative   in   preparing   and   approving   a   site   plan, 
including   any    conditions   or   requirements    designated 
or   specified   in   connection   therewith.      A   site   plan 
shall   include   landscaping,    fences,    and    walls   designed 
to   further   the   purpose   of  the   regulations   for   M-D 
Zones,    and   such  features    shall   be   provided  and   main- 
tained  as    a   condition   of  the    establishment  and   mainten- 
ance  of  any   use    to    which   they   are   apurtenant.       In 
considering   any    site    plans   hereunder   the    Planning 
Commission   shall   endeavor   to    assure   safety   and   con- 
venience   of  traffic    movement  both   within   the   area 
covered   and   in   relation  to    access    streets,    orderly 
groupings   of  buildings   for   harmonious    and   beneficial 
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relations   among  the  buildings   and  uses   in  the   area 
covered,    and  harmonious   relations   between   such   area 
and   contiguous   land   and  buildings   and   adjacent  neigh- 
borhoods  or    zones. 

SECTION   PERFORMANCE  STANDARDS 

The   provisions   of   Section  shall   apply.      All   meas- 
urements   shall   be   taken   at  the   property   lines   of  the 
property   in   question. 
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SECTION  M-l  LIGHT  MANUFACTURING 

ZONE 

INTENT   AND    PURPOSE 

The   M-l    Zone    is    established   to    provide  for    industrial 
uses    including   -warehousing,    fabrication,    manufacturing, 
assembly    and/or   processing   of   materials   that  are  in 
refined   form    and    which  do   not,    in   their   transformation, 
create;    smoke,    gas,    dust,    noise,    vibration   of  the 
ground,    soot  or    light  to    a   degree   that  is    offensive    to 
persons    or   property   beyond   the   property. 

SECTION      USES    PERMITTED 

In  the   M-l   Light  Manufacturing   Zone   land   may   be 
used   and   buildings    and   structures   may   be    erected, 
maintained   and  used   if  they    are  intended,    arranged   or 
designed   for   the   following  uses: 

The   following   uses   are    subject  to    the    issuance 

of  a   permit  from   the  Health 

Departments    approving   the   proposed   water 
and   sewage   facilities   for    every    building   or 
structure    where   public    water   and   sewer    sys- 
tems   are   not  available    and   do   not  provide 
said   services   for    each   lot  or   parcel   of  land. 

Any   of  the   following   listed  uses,    provided  that 

unless    otherwise   permitted   by   this   ordinance, 
all    such   uses    shall   be    conducted    within    an 
enclosed   building.      All   of  the   uses   listed   are 
subject  to    the   installation   of   equipment  to    se- 
cure  the    abatement  of   smoke,    dust,    fumes 
and/or   noise. 

Any   use   permitted   in   the   M-D   Zone,    Section  . 
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Manufacturing,    compounding,    assembling  or   treat- 
ment of  articles   or    merchandise   from   the 
following   previously   prepared   material:    bone, 
cellophane,    canvas,    cloth,    cork,    feathers, 
felt,    fiber,    glass,    hair,    horn,    leather,    paper, 
plastics,    precious    or    semi-precious    stones, 
shell,    straw,    textiles,    tobacco,    wood,    wool, 
yarn   and   paint. 

Accessory   uses    and   structures    may   be   permitted 
if  they   are    clearly    incidental   to,    and,    when 
placed   upon   the    same   lot  or    parcel    with   the 
permitted   use. 

SECTION      USES    PERMITTED    SUBJECT 

TO  A  CONDITIONAL    USE 
PERMIT 

The   following   uses    may   be    permitted   subject  to    a 
Conditional   Use     Permit,    Section  ._. 

Agricultural   chemicals 

Building   paper    products 

Circuses,    carnivals    and   fairs 

Drug   products    manufacturing 

Electric    generating   plant 

Electrical    machinery 

Furniture    and   fixtures 

Machinery    assembly   plant 

Paper   board    containers 

Paper    and   rag    collection    and  baling 

Petroleum    storage   above    ground 

Pottery   and   related  products 

Saw    and   planing   mills 

Scientific    equipment  manufacturing 

Structural    clay   products 

Transportation    equipment   including:    autos,    trucks, 
aircraft,    motorcycles,    bicycles,    farm    equip- 
ment.      Assembly   from    previously    prepared 
parts . 
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Those   uses    -which  require    a  Conditional   Use 
Permit  as    specified   in    Section  ,    Pro- 
cedures . 

SECTION      USES    EXPRESSLY    PROHIB- 
ITED 

The   following   classes   of  uses    are   expressly   prohibited 
in   the   M-l    Zone: 

Any   industrial   use   listed   in  the  M-2   Zone, 
Sections  and  . 

Any   residential   use,    except  dwellings   for   care- 
takers  incidental   to   a   permitted   industrial  use. 

SECTION   PROPERTY  DEVELOPMENT 

STANDARDS 

The   property  development  standards    set  forth  in 

Section  shall   apply  to    all   land  and  buildings    in 

the  M-l    Zone. 

A.  LOT   AREA 

No   requirements. 

B.  LOT    DIMENSIONS 
No    requirements. 

C.  LOT    COVERAGE 

Buildings   and/or   structures    may   be   permitted 
■which   cover    eighty    (80)    percent  or   less   area  of 
the   lot. 
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D.  BUILDING   HEIGHT 

The    maximum    height  of  four    (i+)    stories   or   fifty 
(50)    feet   may   be   permitted   for    any   building   or 
structure. 

E.  YARDS 

1.       Front  Yard 


Buildings    and   structures    shall   be    located  not 
less   than   twenty    (20)    feet  from    any  front   lot 
line   or    side   lot  line    on   the   street   side   of   a 
corner   lot  or   future    width   line    of  a   street. 

2 .       Side   and   Rear   Yards 

Where   the   property    adjoins    any    agriculture 
or   residential    (A,    R   or    H)    zone    a   side   or 
rear  yard   of  not  less   than   twenty    (20)    feet 
shall   be    provided. 

F.  DISTANCE    BETWEEN    BUILDINGS 
No    requirements. 

G.  WALLS,    FENCES   AND    LANDSCAPING 
The    provisions    of   Section  shall    apply. 

H.     ACCESS 

The   provisions   of   Section  shall    apply. 

I.       OFF-STREET    PARKING   AND    LOADING 

The   provisions    of   Section  shall   apply. 
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J.       SIGNS 

The   provisions    of   Section  shall   apply. 

SECTION   SITE    PLAN    REVIEW 

The   provisions    of   Section  shall   apply. 

SECTION   PERFORMANCE  STANDARDS 

The    provisions    of   Section  shall   apply.       All   meas- 
urements   shall   be    taken   at  the    property   lines   of  the 
property   in    question. 


-307- 


SECTION      M-2    INDUSTRIAL    ZONE 

INTENT    AND    PURPOSE 

The   M-2    Industrial   Zone   is    established   to    provide   for 
general   industrial   uses   that  do   not  emit;    smoke,    gas, 
dust,    noise,    vibration   of  the    ground,    soot  or   light  or 
create   other   conditions   detrimental  to   the    economic, 
social   and/or   residential    quality   of  the   region. 

SECTION     USES   PERMITTED 

In   the   M-2    Industrial  Zone   land   may   be   used   and 
buildings    and   structures    may   be   erected,    maintained 
and  used   if  they   are   intended,    arranged   or   designed 
for   the   following  uses: 

The   following  uses   are   subject  to    the   issuance 

of  a   permit  from   the  Health 

Departments    approving  the   proposed   water 
and   sewage   facilities   for.   every   building   or 
structure    where   public    water   and   sewer 
systems    are   not  available   and   do   not  provide 
said   services   for    each   lot  or    parcel   of  land. 

All   of  the   uses    listed   shall   be   subject  to   the   in- 
stallation  of   equipment  to    secure    the   abatement 
of  smoke,    dust,    noise    and/or   fumes. 

Any   use   permitted  in   the   M-l   Zone,    Section  . 


Beverages    including   liquor    distilling   and   breweries 

Drug   products    manufacturing 

Electrical    machinery 

Gravel   pits,    crushing   of  rock 

Machinery   assembly   plants 

Scientific    equipment  manufacturing 
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Transportation    equipment  including:    autos,    trucks, 
aircraft,    motorcycles,    bicycles,    farm    equip- 
ment.     Assembly   from    previously   prepared 
parts . 

Accessory   uses    and   structures    may   be   permitted 
if  they    are    clearly    incidental   to,    and,    -when 
placed   upon   the    same   lot  or   parcel    -with   the 
permitted   use. 

SECTION   USES  PERMITTED  SUBJECT 

TO  A  CONDITIONAL  USE 
PERMIT 

The   following  uses    may   be   permitted    subject  to    a 
Conditional   Use    Permit,    Section  . 

A.     GENERAL 

Agricultural    chemicals    manufacturing 

Building  paper    manufacturing 

Circuses,    carnivals    and   fairs 

Electric   generating  plant 

Furniture    and   fixtures    manufacturing 

Lubrication    compounds 

Metal   products   fabrication    except  ordnance 

Paperboard    containers 

Petroleum    storage   above    ground 

Plastics    and    synthetics    processing 

Rolling,    drawing   and   extruding   mills 

Saw    and   planing   mills 

The    manufacture,      fabrication,    assembly,    canning, 

processing   treatment   and/or    storage   of  the 

following : 

Acetylene    gas 
Airplanes 
Automobiles 
Emery   cloth 


-309- 


Excelsior   fibre 

Lamp   black 

Machinery 

Malt 

Matches 

Oxygen 

Pickles 

Pottery 

Salt 

Sand   paper 

Sauerkraut 

Shoe   polish 

Stove   polish 

Shoddy 

Soap   and   detergents 

Soda 

Starch 

Yeast 

B.     The  folio -wing   uses   provided  they    shall  be   located 
not   less   than    six   hundred    (600)    feet  from    any 
zone    boundary  : 

Auto    -wrecking   and   baling,    if   enclosed   as 
specified   by  the    Planning   Commission 

Central    mixing   plant  for    cement,    mortar, 

plaster   or   paving   materials    (ready    mix 
plants ) 

Forge    plant  or   foundry 

Salvage   yard   and   baling   if  enclosed   as    speci- 
fied  by    the    Planning  Commission 

The    manufacture,    fabrication,    assembly,    canning, 
processing,    treatment   and/or    storage    of  the   fol- 
io-wing:   alcohol,    cans,    candles,    celluloid,    cement, 
coke    ovens,    cotton   gin   or    oil   mill   non    continuous 
process;    dye    stuffs,    fish    smoking   or    curing,    glass, 
gypsum,    clay,    oil,    oilcloth,    oiled   rubber   goods, 
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paper,    paint,    pulp,    plaster,    plaster   of   paris , 
petroleum,    linoleum,    lime,    shellac,    vinegar, 
varnish. 

C.  The   following   uses    -when   located  not  nearer    than 
one   thousand    (1,000)    feet  from    any    existing   dwell- 
ing,   school,    hospital,    sanitarium,    public   park, 
community   center   or   from    any  other    zoning   district 
boundary   and  not  less   than   two    hundred    (200)    feet 
from    any   other   use   except  those    incidental   to    and 
located   upon   the    same    piece   of  property   as   the 
use   herein   permitted: 

Animal   by-products    plant 
Blast  furnace 

D.  Manufacturing,    refining,    treatment,    distillation   or 
compounding   of  the  following: 

Acid 

Ammonia 

Asphalt 

Bleaching   powder 

Brick 

Brass 

Chlorine 

Cement  or    cinder   block   or   cement  tile 

Chemicals   of  an  objectionable   or   dangerous 

nature 
Creosote 
Copper 

Distillation   of  coal,    bones   or    wood 
Fat  rendering 
Fertilizer 
Fire    works 
Explosives 
Gas 
Glue 
Glucose 
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Size   or   gelatine 

Grease   or    lard 

Garbage 

Insecticides 

Offal   or    dead   animal    reduction 

Potash 

Pyroxylin 

Rubber    or    guttapercha 

Rolling   mill 

Sewage   disposal   or   treatment 

Slaughter    house 

Smelting 

Steel  tallow 

Tar 

Tar   roofing   or    water   proofing     materials 

Tanning   or    curing   of  rawhides    or    skins 

Tile 

Terra    cotta 

Tin 

Turpentine 

Wool   pulling   or    scouring 

E.     Accessory   buildings    and   uses    customarily   incid- 
ent to    any   of  the    above   uses    when   located  on   the 
same   lot  or    parcel   of  land. 

Those   uses    which   require    a   Conditional   Use 
Permit  as    specified  in    Section  ,    Procedures. 

SECTION   USES  EXPRESSLY  PROHIB- 
ITED 

* 

The   following   classes   of  use    are    expressly   prohibited 
in   the   M-2   Zone: 

Any   residential   use   except  for    caretakers    incid- 
ental  to    a   permitted   industrial   use. 
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SECTION   PROPERTY  DEVELOPMENT 

STANDARDS 

The   property   development   standards    set  forth   in 

Section  shall    apply   to    all   land   and   buildings    in 

the   M-2    zone. 

A.  LOT    AREA 

No    requirements. 

B.  LOT    DIMENSIONS 
No    requirements. 

C.  LOT    COVERAGE 

Buildings    and/or    structures    may   be    permitted 
■which    cover    eighty    (80)    percent  or    less    area 
of  the    lot. 

D.  BUILDING   HEIGHT 

The    maximum    height  of   six    (6)    stories    or   seventy 
five    (75)    feet  may  be   permitted  for    any  building 
or   structure . 

E.  YARDS 

1.       Front  Yard 


Buildings    and   structures    shall   be    located  not 

less   than   twenty    (20)    feet  from    any   front 

lot  line   or    side   lot  line   on   the    street  side 

of  a   corner   lot  or   future    width   line   of  a    street, 

2 .       Side   and    Rear   Yards 

Where   the   property    adjoins    any    agriculture 
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or  residential  (A,  R,  or  H)  Zone  a  side 
or  rear  yard  of  not  less  than  twenty  (20) 
feet  shall   be   provided. 

F.  DISTANCE    BETWEEN    BUILDINGS 
No    requirements. 

G.  WALLS,    FENCES   AND    LANDSCAPING 
The   provisions   of  Section  shall   apply. 

H.     ACCESS 

The   provisions    of  Section  shall    apply. 

I.   OFF-STREET  PARKING  AND  LOADING 

The   provisions    of   Section  shall    apply. 

J.       SIGNS 

The   provisions    of   Section  shall    apply. 

K.      SPECIAL    STANDARDS 

It  is    the   intent  of  this    Section  to    designate   no 
area   as   an  M-2   Zone   in    which   there   is,    at  the 
date    of   adoption   of  this    amendment,    any   residen- 
tial  or   other   non-conforming  use.       The    County 
Planning   Commission   and   the    Board   of  County 
Commissioners    shall  not   approve    an    amendment 
re  zoning   any    portion   of  the   County   to    a  M-2 
Zone   if  there    is    in   that   zone   any   use    which    would 
be    a  non-conforming  use   upon   passage   by   the 
Board   of  County    Commissioners    of   said   amend- 
ment rezoning   that  property. 
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SECTION      SITE    PLAN    REVIEW 

The   provisions    of  Section  shall     apply. 

SECTION   PERFORMANCE  STANDARDS 

The    provisions    of  Section  shall   apply.      All    meas- 
urements   shall   be  taken   at   all   boundary   lines   of  the 
M-2   Zone. 
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ZONING  STANDARDS 

SECTION   PERFORMANCE  STANDARDS 

All   uses    established   or   placed   into    operation   after    the 
effective    date   of  this    ordinance    in   the    C-M ,    M-D, 
M-l    and   M-2    Zones    shall   comply   at  all   times   here- 
after   with   the   following   limitations    or   performance 
standards . 

A.  DETERMINATION  OF  PERFORMACE 
STANDARDS 

All    measurements    and   determinations    unless 
otherwise    specified   shall   be    conducted   as   follows: 

1.  In   the   C-M,    M-D    and   M-l    Zones    perfor- 
mance   standards    shall   not  be    exceeded   be- 
yond  any    property   line    of  the    operation   in 
question. 

2.  In   the   M-2    Zone   performance    standards    shall 
not  be    exceeded  beyond   any    zone   boundary 
line   of  the   M-2   Zone. 

B.  RADIOACTIVITY    OR    ELECTRICAL    DIS- 
TURBANCES 

Devices    which   radiate   radio-frequency    energy 
shall   be    so   operated   as    not  to    cause   interference 
with    any   activity    carried   on   beyond   the    boundary 
line    of  the   property   upon    which   the    device   is 
located.       Radio-frequency    energy    is    electromag- 
netic   energy   at   any   frequency   in  the    radio    spect- 
rum   between    10   kilocycles    and   3    million    mega- 
cycles . 
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NOISE 

The    maximum    sound   pressure   level   radiated   by 
any   use   or   facility    -when    measured   at  the   bound- 
ary  line   of  the    property   on    which   sound   is    gen- 
erated  shall   not   exceed   the   values    shown  in   the 
following  table: 

Octave-Band    Range  Sound   Pressure    Level 

in   Cycles    Per  in   Decibels    0.0002 

Second  Dyne/CM2 

Below          75  72 

75-    150  67 

151-   300  59 

301-   600  52 

601-1200  46 

1201-2400  40 

2401-4800  34 

Above      4800  32 

If   the   noise    is   not   smooth   and   continuous   or    is 
not  present  between  the   hours   of  10    P.M.    and 
7   A.M.    one   or    more   of  the   following    corrections 
shall   be   applied   to   the   above   octave-band  levels: 

Correction    in 
Decibels 

Daytime   operation   only  +5 

Noise    source   operates   less   than 

20$   of  any   one-hour   period  +5 

Noise    source   operates   less   than 

5%   of  any   one-hour   period  +10 

Noise    of  impulsive    character 

such   as   hammering  -5 

Noise   of  period   character    such 

as   humming   or    screeching  -5 
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The   sound  pressure   level   shall  be    measured   -with 
a   sound  level   meter   and   associated   octave   band 
analyzer    conforming   to    standards   prescribed   by 
the   American    Standards   Association. 

D.  VIBRATION 

Every   use    shall   be    so    operated  that  the    ground 
vibration   inherently   and   recurrently   generated 
does    not  cause    a   displacement  of  the    earth   great- 
er  than    .003    of  one    (l)    inch   as    measured   at  any 
point  along   the    line   of  determination    as    set  forth 
in   the    specific    zone. 

E.  EMISSION  OF  DUST,  HEAT,  GLARE, 
SMOKE,  GASSES,  FLY  ASH  AND  ODORS 

Every   use    shall    be    so    operated   so    that  it  does 
not   emit  dust,    heat,    glare,    smoke,    gasses,    fly 
ash    and   odors    in    such    quantities   or    degree   to    be 
readily   detectable   on   any    boundary   line   on   the    lot 
on    "which  the   use   is   located   in   compliance   to   the 
provisions   of  the   Air    Pollution   Ordinance   #191 
and   its    amendments. 

F.  FIRE   AND    EXPLOSION    HAZARDS 

1.       All    storage    of  and   activities    involving   inflam- 
mable  and    explosive    materials    shall   be   pro- 
vided   with   adequate    safety   devices    against 
the   hazard   of  fire    and    explosion    and   adequate 
fire-fighting   and  fire-suppression    equipment 
and   devices    standard   in   industry.       All   incin- 
eration  is    prohibited. 

OR 

The    storage    and  handling  of  flammable   liquids, 
liquified   petroleum,    gasses   and   explosives 
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shall   comply    -with  the    State   rules    and   regula- 
tions.      Bulk    storage    of  flammable   liquids, 
liquid   petroleum,    gasses    and   explosives    above 
ground   shall   be   unlawful,    except  gasoline    and 
lubricating   fuel   oil.       Storage   below    ground 
shall   be    permitted   provided   all   tanks    shall   be 
located  not   closer   to    any   property   line   than 
the   greatest  depth   of  the    bottom    of  the   buried 
tank.      All    incineration   is    prohibited. 

2.       Fire    Underwriters    standards    shall   apply   - 
Fire    Prevention   Code    1953. 

SECTION   CONDOMINIUM,  ROW  HOUSING, 

AND  PLANNED  DEVELOPMENT 
PROJECTS 

A.   INTENT  AND  PURPOSE 

The   purpose    of  this   ordinance   is    to    provide   a 
method    whereby   land   may   be   designed   and   devel- 
oped  as    a   unit  for   residential   use    as    condominium , 
planned   development  or    row    housing   developments 
by   taking   advantage   of  modern   site    planning  tech- 
niques   in   order    to    produce    an   environment  of  stable, 
desirable    characteristics    which    will   be    in   harmony 
with   existing   or    potential   development  of  the   sur- 
rounding neighborhood.       The   regulations    of  this 
ordinance    are    intended   to    produce   developments 
which    meet  standards    of  open   space,    light  and 
air,    pedestrian    and  vehicular    circulation   and   density 
of  dwelling  units    which    are    similar   to    those   re- 
quired  by   the    regulations    of  the   district  or   dis- 
tricts   in    which    such   development  is   to    be   located. 
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B.  GENERAL    CONDITIONS 

1 .       Status   of  Apartments 

Each  apartment,  together  -with  its  undivided 
interest  in  the  common  areas  and  facilities, 
shall   for    all   purposes    constitute    real   property. 

2  .       Ownership   of  Apartments 

Each   apartment  owner    shall   be    entitled  to   the 
exclusive   ownership   and   possession   of  his 
apartment. 

3 .       Common   Areas    and    Facilities 

Each   apartment  owner    shall   be    entitled  to    an 
undivided   interest  in   the    common    areas    and 
facilities   in   the   percentage   expressed  in  the 
declaration,    such  percentage    shall   be   com- 
puted by   taking  as    a   basis   the   value   of  the 
apartment  in   relation   to .  the   value   of  the   prop- 
erty. 

C.  GENERAL    REGULATIONS 

1 .       Uses    Permitted,    Where    Permitted   and   Density 

Subject  to    the   issuance   of  a   conditional   use 
permit  and   the   approval   of  su  bdivision   plans 
as    specified  herein,    condominium    projects, 
row   houses,    and   planned  unit  projects   shall 
be    permitted   in    zoned   districts    R-2,    R-3 , 
R-i+,    H-l    and   H-2,    provided   that  the   use 
regulations   in   each   zone   are    complied   with, 
and   the   number   of  units   per   acre    in   each 

zone    as    stipulated   by    Ordinance   shall 

not  be    exceeded. 
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2 .  Area    Requirements 

The   minimum    area  for    any   project  shall   be 
one    (l)    acre,    and   the    maximum    area   with- 
out providing   any   interior    street  dedication 
to   the   public   use   shall   be   ten    (10)    acres. 

3 .  Height  Limits 

The   height   shall  not   exceed  the   height  limit 
of  the   district  in   -which   the   project  is   located. 

4.  Setbacks    and  "Width   -    Perimeter   of  Property 
Facing    Street 

The   building   setbacks    and   lot   -width   along   the 
perimeter    of   each   site    and/or   portion   of   a 
site,    where   public    streets   are   dedicated,    re- 
quired,   or    which   exist,    shall    conform    with 
the    setbacks    of  the   district  in    which   they    are 
located,    and   shall   not  be   less    than   the   set- 
backs  required  on  the    adjoining   properties 
directly   across   the   public    street. 

5 .  Accessory    Buildings 

Accessory   buildings    other   than   garages    shall 
be    approved   as    a   part  of  the    site    plan   approv- 
al. 

6 .  Open   Spaces 

Common   area   or   areas,    shall   be   provided 
for   playground   and   recreational   purposes    ap- 
propriate  in   location,    nature,    and   to    size 
and  type    of  residential   development   and   the 
prospective    population   density;    and   that  use- 
able  open    space (s)    shall  be   provided  in.  a 
compact  area(s)    having  no   dimension   less 
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than   twenty    (20)    feet.       Such   open    spaces 
shall   be   of  a   ratio    of  the   floor    area   to   the 
buildings    on    the    same   lot  or   property;    pro- 
vided,   however,    that   each   project   shall   have 
open   areas    equal   to    or    exceeding   the    square 
foot  area    "which    "would   be   provided   by   the 
front,    side,    and   rear   yard   setback    regula- 
tions  of  the    zoned   districts    "wherein   located, 
if  developed   conventionally.       Required   com- 
mon  areas    shall   be   located  near    the   units 
served   and   shall   not   require   the    crossing   of 
dedicated   streets   or    privately   owned   elements 
of  the   project  by   residents   of  the   units    served 

7 .  Parking    Regulations 

One   and   one-half    (1-1/2)    off-street  parking 
spaces    shall   be   provided  for    each   dwelling 
unit  therein.       Each   parking   space    shall   be 
a   permanently    maintained   space   not  less    than 
nine    (9)    feet   "wide   by   twenty    (20)    feet  in 
depth,    exclusive   of  ingress    and    egress    drives 
Said  parking   area   or    space   including   drive- 
ways   shall   be   paved,  and   said   driveways 
shall   be    of  a   minimum    width   as    specified   in 

the    standards    of  County.       Any    said 

parking   area   or    space    shall   be    developed 
with   limited   provision   of  ingress    and   egress 
so    designed   as   to    prevent  backing   of  automo- 
biles  onto    the    public    street,    and    said  parking 
space   or    area   shall    be    located   so    that  the 
provided   parking   areas    shall   be   no    greater 
than  two    hundred    (200)    feet  from    any   dwell- 
ing  unit. 

8 .  Landscape    Regulations 

Along   any   front  property   line    or    along   any 
side   yard    which   faces    on   the    public    street, 
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there   shall   be    a   permanently    maintained   and 
landscaped   area   except  for   the   permitted 
driveways    to    the   building  line. 

D.      ROW   HOUSING 

Row    houses    shall    comply    with  the   following: 

1.  Row   housing   one-family   units    shall   have    a 
minimum    gross   floor    area  of  one   thousand 
(1,000)    square   feet  of  living   area,    exclusive 
of  utility   area,    attic,    garage,    and    exclusive 
of  a   basement   which   is    more   than   fifty    (50) 
percent  underground. 

2.  Building    setback  variations   of  the   front  yard 
and   roof   shall   be   least  two    (2)    feet,    and 
preferably   four    (i+)    feet   where   there   are 
more   than   two    (2)    abutting  one-family  units. 

3.  All   one-family   units,    except  end   units    and 
those   on    corner   lots,    shall  occupy   the  full 
width  of  the   lot. 

i+.       Accessory   buildings   other  than   garages    shall 
be    approved   as   part  of  the   site   plan   approval. 
Garages    shall   be   incorporated   into   the    main 
building   or    attached   thereto ,    where   provided 
for   each   one-family   unit.      In  no    case   shall 
a   garage    be   detached   from   the    main   building. 

5.  No   row   housing   shall   be   constructed   so    as 
to   face   on   any   controlled   access   highway, 
major   thoroughfare   or    collector    street  as 
established   by  County. 

6.  Row   housing   abutting   each  other,    or   in  the 
same   building   group,    shall  have    complimentary 
but  not  identical   architectural  facades   or   treat- 
ment of  materials. 
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7.       There    shall   be   at  least  three    but  no    more 
than   eight  dwelling   units    continuously    con- 
nected.      If   streets   do   not  intervene,    there 
shall   be    an   open   space    of  at  least  twenty 
one    (21)    feet  between   the  next   series   of 
units . 

E.  CONDOMINIUM   AND    CO-OPERATIVE 
APARTMENTS 

Condominium    and   co-operative    apartments    shall- 
comply    with   the   following: 

1.  Subject  to    the   issuance    of  a   conditional  use 
permit,    proposed   condominium    and    co-opera- 
tive   apartment  projects    shall   be   permitted   as 
specified   herein. 

2.  Existing  Apartments 

When   in    an    existing   recorded    subdivision, 
where   fully    improved   streets    and   connection 
to    public    sewer   and    water   lines    are   provided, 
existing   apartments    may   be    converted   to    con- 
dominium   or    co-operative    apartments   provided 
that  an   application   is   filed   and  vertical    and 
horizontal    subdivision   final   maps    and   plans, 
deed   covenants,    restrictions    and   development 
requirements    are   recorded  in   the    same    man- 
ner  as   herein   specified   in   the    County    Record- 
er's   Office. 

F.  PLANNED   DEVELOPMENTS 

1 .       Planned   Developments   May   Include 

A   planned   development  may   include    (but  not 
be    limited   to)    compact  housing,    row    housing, 
condominium    and   cooperative   developments, 


■32k- 


or    any   development   -wherein   flexibility   in   the 
arrangement  of  structures   and   open   space 
is    required   to    permit   good  developmental 
practice    and   the   optimum   use   of  land. 

Although   planned   and   built  to    either   rent  or 
sell   units    as    a   condominium,    the   developer 
shall   provide    a   plan   for   future   fragmentation 
(sale   of  lots)    -which   shall   provide   lots    -which 
conform    -with   the   minimum   lot   -width,    depth, 
area,    and    setbacks    as    specified   by   the    con- 
ventional   zoning   in    the    zone    -within    -which   the 
property    is    located. 

2 .       Uses    Permitted 

Any  use    -which   is    permitted   by   this    Ordinance 
subject  to    the    issuance    of  a   conditional   use 
permit,    and   as   in    conformance    -with   the   ap- 
plication  provisions   herein. 

SECTION      AIRPORTS    -    PRECISE 

INTENT    AND    PURPOSE 

A   section   regulating   and   restricting  the   height  of  struc- 
tures   and   objects    of  natural   growth,    and   otherwise 
regulating   the   use   of  property    -within   the    County   of 
near   the   vicinity   of  any   airport  or   Depart- 
ment of  Defense    air   base,    by   creating  height  limiting 
zones    and   establishing   the    boundaries   thereof;    pro- 
viding for    changes    in   the   restrictions    and   boundaries 
of  such    zones;    defining   certain   terms   used   herein; 
providing  for   enforcement;    establishing   methods    and 
procedures;    imposing   penalties   for   violations;    and 
providing   other    matters   properly   related   thereto. 
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A.  AUTHORITY 

In   pursuance   to   the   authority   conferred   by   Chap- 
ter   ,    Statutes,    ,    State   of  ,    and 

Chapter  ,    Statutes,    ,    State   of  , 

and  for   the   purpose   of  promoting  the   health, 
safety   and  the   general    welfare   of  the    inhabitants 

of  County,    ,    in    cooperation    -with   other 

political   subdivisions   by   preventing  the    creation 
or    establishment  of  flight  hazards,    thereby   pro- 
tecting the   lives    and  property   of  users   of  airports 
and   air   bases,    and  of  occupants   of  land   in  the 
vicinity   and   preventing   destruction   or    impairment 
of  the   utility   of  the   airfields    and  the   public   invest- 
ment therein,    the    Board   of  Commissioners   of  the 

County   of  ,    State   of  Do    Ordain 

as   follows: 

B.  TITLE 

This    section   of  the   ordinance    shall   be   known   and 
may   be    cited   as    the  Airport  Zoning   Ordinance 
of  the    County   of  ,    State   of  . 

C.  DEFINITIONS 

The   following   are   definitions    as   used   in   this    sec- 
tion  of  the   ordinance,    unless    the   text  otherwise 
requires : 

1.  Flight  hazard    means    any   structure   or   tree 
or   use   of  land   which   obstructs    the    airspace 
required   for   the   flight  of  aircraft   in   landing 
or    taking-off,    at  any    airport,    or    is    otherwise 
hazardous   to    such   landing  or   taking-off  of 
aircraft. 

2.  Non-conforming  use    means    any    structure, 
natural   growth,    or   use   of  land    which   does 
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not  conform    to   the   regulations   prescribed   in 
this   ordinance,    or    any    amendment  thereto, 
as   of  the    effective   date   of  such   regulations 
or   amendments. 

3.       Person   means   any   individual,    firm,    co- 
partnership,   corporation,    company,    associa- 
tion,   joint   stock   association,    or   body   politic, 
and  .includes    any   trustee,    receiver,    assignee, 
or   other    similar   representative   thereof. 

i+.       Structure    means   any   object   constructed   or 
installed     by    man,    including,    but   without 
limitation,    buildings,    towers,    smokestacks, 
and  overhead   transmission  lines. 

5.  Landing   area   means   that  part  of  the   airfield 
that  is   used   or   intended   to   be   used   for   land- 
ing  and   taking   off  of  aircraft. 

6.  Commission   means   the  County   Plan- 
ning Commission. 

D.  ZONES 

In   order   to    carry   out  the   purposes    of  this   ordin- 
ance,   all   of  the    land    within  County,    , 

and    within  fifty   thousand    (50,000)    feet  of  the   re- 
spective  established   airfield   reference    points    are 
hereby   divided   into   height  limiting   zones. 

E.  NON-CONFORMING   USES   AND    VARIANCES 

The    regulations    prescribed  herein    shall   not  be 
construed  to    require   the    removal,    lowering,    or 
other    change   or    alteration   of  any   building  not   con- 
forming  to   the   regulations    as   of  the    effective   date 
hereof,    or   otherwise   interfere    with   the    continuance 
of  any   non-conforming  use. 
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Any    person   desiring   to    erect  any    structure    or 
increase   the   height  of  any    structure,    or   permit 
natural   growth,    or  use   his    property   not  in  accord- 
ance   -with  the    regulations    prescribed   in   this   ordin- 
ance   may   apply   to   the   Commission   for    a  variance 
therefrom.       Such  variance    shall   be    allowed 
■where    a  literal    application   or   enforcement  of  the 
regulations    would   result  in   practical   difficulty   or 
unnecessary   hardship   and   the   relief  granted   would 
not  be    contrary   to   the   public    interest  but  do    sub- 
stantial justice    and  be   in   accordance    with  the    spirit 
of  this   ordinance. 

PERMITS 

1 .       Existing   Uses 

Before   an    existing   use,    structure,    or   natural 
growth   may   be   replaced,    substantially   altered 
or   repaired,    rebuilt,    allowed   to    grow   higher, 
or    replanted,    within   any   of  the    specified 
height  limiting   zones,    a   permit  must  be   se- 
cured from    the   Administrative   Agency   auth- 
orizing  such   replacement,    change    or   repair. 
No    such   permit  shall   be   granted  that  would 
allow   the    establishment  or    creation   of  a  flight 
hazard   or    permit  a  non-conforming   use,    struct- 
ure,   or   natural   growth   to   be    made   or   become 
higher,    or   become    a   greater   hazard  to    air 
navi  gation   than  it   was    on   the    effective   date 
of  this   ordinance   or    than   it  is    when   the   ap- 
plication  for    a   permit  is    made.       Except   as 
indicated,    all    applications   for    a   permit  for 
replacement,    change,    or   repair    of   existing 
use,    structure,    or   natural   growth    shall   be 
granted. 
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2.       Future   Uses 

No"  material    change    shall  be    made    in   the   use 
of  the   land,    and  no    structure    or   natural   growth 
shall  be    erected,    altered,    planted   or   other- 
wise   established,    in    any   of  the   height  limiting 
zones   herein   specifically   listed,    unless   a   per- 
mit therefor    shall   have   been   applied  for   and 
granted.       Each   such   application    shall   indicate 
the   purpose   for    -which  the   permit  is   desired, 
with   sufficient  particularity   to    permit  it  to   be 
determined    whether    the    resulting  use,    struct- 
ure,   natural   growth    would   conform    to   the 
regulations    herein   prescribed.       If   such   de^ 
termination   is   in   the    affirmative,    the   permit 
applied  for    shall   be   granted. 

G.      HAZARD    MARKING   LIGHTING 

Any   permit  or   variance   granted  under   this   section 
may,    if  such   action   is    considered   advisable   to 
effectuate   the    purpose   of  this   ordinance   and   reas- 
onable  in  the    circumstances,    be   so    conditioned 
as    to    require    the   owner   of  the    structure   or   natur- 
al  growth  to    install,    operate    and   maintain   such 
markers    and   lights    as    may   be   necessary  to   in- 
dicate  to    aircraft  pilots   the    presence   of  a  flight 
hazard. 

H.     APPEALS 

The  County    Planning   Commission    shall: 

Hear   and   decide   appeals  from    any   order, 
requirement,    decision,    or   determination   made 
by   the   administrative   agent  in   the    enforce- 
ment of  this    ordinance. 
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Hear   and   decide   special   exceptions    to   the 
terms   of   this    ordinance    upon    which    such 
board   may   be   required   to   pass    by    subsequent 
ordinances . 

Hear    and   decide    specific   variances    under 
this    section.       Said   appeal   shall   be   filed   in 
the   form    of  a  variance. 

1.  Any   person    aggrieved,    or   taxpayer   affected, 
by   any   decision   of  the    administrative    agency 
made   in   the    administration   of  this    ordinance 
is    of  the    opinion   that   a   decision   of  the  Ad- 
ministrative  Agent  is    an   improper    application 
of  this    ordinance,    may    appeal   to    the    Com- 
mission  for    -which   provision   is    made   in   this 
subsection. 

2.  All   appeals    taken   under   this    section    must  be 
taken    "within    a   reasonable   time,    as   provided 
by   the   rules    of  the   Commission,    by   filing 
■with   the    Commission    and   serving   a    copy   on 
the   Administrative   Agency   a   notice   of  appeal 
specifying   the   grounds    thereof.       The  Admin- 
is   trative   Agency    shall   forth-with   transmit  to 
the    Commission   all   the    papers    constituting   the 
record   upon    -which   the    action    appealed  from 
was   taken. 

3.  An   appeal   shall    stay    all   proceedings   in   fur- 
therance   of  the   action   appealed   from,    unless 
the   Administrative  Agent   certifies    to   the   Com- 
mission,   after   the   notice   of  appeal   has    been 
filed   -with   it,    that  by   reason   of  the   facts    stated 
in   the    certificate    a    stay    would,    in   his    opinion 
cause   imminent  peril   to    life   or    property.    In 
such   case,    proceedings    shall   not  be   stayed 
other-wise    than   by   order   of  the    Commission 
on   notice   to    the   Administrative   Agent  and   on 
due    cause    shown. 
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l+.       The   Commission   shall  fix   a   reasonable   time 
for   the   hearing  of  the    appeal,    give   public 
notice   and   due   notice   to    the   parties    in   interest, 
and  decide   the   same    within   a   reasonable   time. 
Upon   the   hearing   any   party   may    appear   in 
person   or    by   agent  or   by   attorney. 

5.  The   Commission   may,    in   conformity    with   the 
provisions    of  this   ordinance,    reverse   or 
affirm,    "wholly   or   partly,    or    modify   the   order, 
requirement,    decision,    or   determination   ap- 
pealed from    and   may    make    such   order,    re- 
quirement,   decision   or    determination   as    ought 
to   be   made,    and  to   that  end   shall  have   all   the 
powers    of  the  Administrative   Agent. 

6.  The  Commission  shall  make  within  thirty  (30) 
days    a   decision   either   reversing,    affirming 

or    modifying   any   order,    requirement,    decision 
or   determination   which   comes    before   it  under 
the   provisions   of  this    ordinance. 

7.  The   concurring  vote    of  a   majority   of  the    mem- 
bers  of  the    Planning   Commission   and   Board   of 
County   Commissioners    shall   be    sufficient  to 
reverse   any   order,    requirement,    decision   or 
determination    of  the   Administrative   Agent,    or 

to    decide    in  favor   of  the    applicant  on   any 
matter   upon    which   it  is    required   to    pass 
under   this    ordinance,    or   to   affect  any  varia- 
tion  in  this    ordinance. 

8.  Any  person  aggrieved,  or  tax  payer  affected, 
by  any  decisions  of  the  County  Plan- 
ning Commission,    or   the    Board   of  

County   Commissioners,    may   appeal   to   the 

Courts   of  ,    as   provided   in   Section 

of  Chapter  of  the    Public   Laws    of 

,    19 .  " 
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I.      ADMINISTRATIVE   AGENCY 

The    Building   Inspector   of  County   is 

hereby   designated  the  Administrative   Agent  charg- 
ed   with   duty   of   administering   and   enforcing  the 
regulations    prescribed   herein.       The   duties   of  the 
Administrative   Agent  shall   include   that  of  hearing 

and   deciding   all   permits   under    sub- section  

but  the   Administrative   Agent   shall   not  have   or 
exercise   any   of  the   powers   or  duties   herein   dele- 
gated  to   the   Commission.       The  Administrative 
Agent   may    call   upon   the    airport   manager   or    air- 
port engineer,    for   assistance   in   performing  his 
duties . 

J.       PENALTIES 

Each   violation   of  this   ordinance   or    of  any   regula- 
tion,   order,    or   ruling   promulgated   hereunder 
shall   be   punishable   by   a  fine   of  not  more  than 
one   hundred   dollars    ($100.00)    or   imprisonment 
for   not  more   than  ninety    (90)    days,    or   both   such 
fine   and   imprisonment,    and    each  day   a  violation 
continues    shall   be   a   separate   offense.       Nothing 
herein   contained   shall   be   deemed  to    take   away 
any   power   the    State   Legislature   has    given   to 
obtain   an  injunction. 

K.      OFF-STREET    PARKING   AND    LOADING 

1 .       General    Provisions 

Off-street  parking   and   loading   spaces    with 
adequate    provisions    for    ingress    and   egress 
for    standard   sized   automobiles    shall   be    pro- 
vided  and   permanently    maintained   on    every 
lot  or    parcel   of  land   for    any    residential,    com- 
mercial,   or    industrial   use,    building,    or   struc- 
ture  or    any   other   purpose   as   hereinafter 
provided . 
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a.  Where    any   existing   building   requires    ma- 
jor  repairs    exceeding  fifty    (50)    percent 
of  the   value   of  the   pre-existing   structure 
or    "where   any   building,    structure   or   use 
is    erected,    constructed,    moved  on,    re- 
constructed,   enlarged  or   increased   in 
capacity. 

b .  Where   any   buildings   or   structures    con- 
tain  a   grouping   of  more  than   one   com- 
mercial  use   on   the    same   property,    ex- 
cept for   hotels,    off-street  parking   shall 
conform    to   the   requirements   for   shop- 
ping   centers. 

c.  Unless    otherwise   indicated,    parking   re- 
quirements   shall   be   based   on   gross   floor 
area. 

d.  Land    with   the    right  of   way   of  a   proposed 
street  or   highway   or    within   the   right   of 
way   of   a   street  or   highway   proposed   to 
be    widened   may   not  be  used   to   provide 
required   parking   or   loading  facilities. 

e.  Landscaping   shall   be   provided   along   the 
perimeter   area   of  any   commercial   park- 
ing  lot   comprising  ten    (10)    or    more 
parking   spaces.       Said  landscaping   is   in- 
tended  for   the   general   beautification   of 
parking   areas    and   shall   equal   in   area 
not  less   than  five    (5)    percent  of  the   total 
parking   area. 
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2 .       Automobile    Parking;   Space    Requirements 


Banks   6-   savings 
&  loan 


One    (l)    permanently- 
maintained   off-street 
parking   space    shall   be 
provided   for    every   two 
hundred    (200)    square 
feet  of  gross   floor   area 


Billiard   parlor 


Two    (2)    permanently 
maintained   off-street 
parking   spaces    shall   be 
provided   for    every   bill- 
iard table . 


Bowling   alley 


Three    (3)    permanently 
maintained   off-street 
parking   spaces    shall   be 
provided   for    every    alley. 


Drive-in  restaur- 
ant &  refreshment 
establishment 


The   number    of  perman- 
ently  maintained  off-street 
parking   spaces    shall   be 
either;    a   total   of  twenty 
(20)    spaces,    or   one 
space  for    every  forty 
(40)    square   feet  of  gross 
floor    area,    whichever   is 
greater. 


Dwelling   units, 
single   family 


Two    (2)    private   parking 
spaces    shall   be   provided 
for    every    dwelling   unit 
maintained   thereon.       To 
be    within   a   garage   or 
carport  on   the    same    site 
with    the    main   building. 
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D -welling  units 
multiple  family 
&   apartments 


One   and  one   half   (1-1/2) 
private   parking   spaces 
shall   be   provided  for 
every  dwelling  unit  main- 
tained thereon.       One    (l) 
space  for    each   dwelling 
unit  shall   be    within   a   gar- 
age  or    carport  on   the 
same   site    with  the    main 
building. 


Food  markets  not 
located  in  a  shop- 
ping  center 


Hospitals,    sani- 
tariums,   asylums, 
convalescent 
homes,    homes 
for   the   aged   or 
infirm ,    and   all 
other    similar 
institutions . 


At  least  6  .  7   parking 
spaces    at  three   hundred 
(300)    square   feet  per 
parking   space,    including 
aisles,    landscaping,    etc. 
shall  be   provided  for   each 
one   thousand    (1,000) 
square   feet   in   the   building. 

One    (l)    permanently 
maintained   off-street  park- 
ing  space    shall   be   pro- 
vided for    every   three 
(3)    patient  beds,    plus 
at  least  one    (l)    additional 
off-street  parking   space 
for   each   staff  and  visiting 
doctor   plus    at  least  one 
(l)    additional   off-street 
parking   space   for   every 
two    (2)    employees 
(including  nurses)  . 
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Hotels,    commer- 
cial,    (other   than 
resort  hotels)  , 
club  houses, 
lodging  houses, 
boarding   houses, 
rooming  houses, 
fraternities    and 
sororities,    and 
other   small   places 
offering   over- 
night accommo- 
dations   and  not 
providing    casinos 
or   theatres    and/ 
or   dining   rooms. 


One    (l)    permanently    main- 
tained  off-street  parking 
space   shall   be   provided 
for    every    guest  room . 
In   addition   thereto ,    one 
(l)    permanently   maintained 
off-street  parking   space 
for    every   two   hundred 
(200)    square   feet  of 
gross   floor    space   devoted 
to    bars,    dining    (and   kit- 
chen  area)  ,    retail   shops 
and   office   uses    and   re- 
lated  space,    except  space 
used  for    storage   or   oc- 
cupancy   by   utility   equip- 
ment. 


Hotels,    resort, 
having   casinos 
or   dining   rooms, 
auditoriums,    or 
theatres   in    which 
entertainment  is 
provided   for 
patrons,    guests 
or    spectators. 


One    (l)    off-street  park- 
ing  space    shall   be   pro- 
vided  and    maintained   for 
every   guest  room.    In 
addition   thereto,    off-street 
parking    spaces    shall   be 
provided   and   permanently 
maintained   for    the    casino, 
showroom,    bar,    conven- 
tion  hall,    commercial 
shops    and   offices,    dining 
room    (inc.    kitchen   areas) 
and   related   space,    except 
space   used   for    storage 
or    occupied   by   utility   or 
maintenance    equipment, 
as   follows:    For   the   first 
forty   thousand    (2+0,000) 
square   feet  of  gross   floor 
area,    twenty    (20)    off- 
street  parking   spaces    for 
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every   one   thousand 
(1,000)    square  feet,    and; 
for    each    additional   one 
thousand    (1,000)    square 
feet  up  to    one   hundred 
thousand    (100,000)    square 
feet  of  gross   floor   area, 
ten    (10)    off-street  park- 
ing  spaces;    for    every 
one  thousand  (1,000) 
square   feet  over   one 
hundred   thousand 
(100,000)  ,    five    (5)    off- 
street  parking    spaces 
for    every   one   thousand 
(1,000)    square   feet. 


Launderettes , 
laundromat,    self- 
service   laundries, 
■washeterias ,    or 
any   other    similar 
type   use. 


One    (l)    permanently 
maintained   off-street 
parking   space    shall   be 
provided   for    every   two 
(2)    -washing   machines. 


Medical   and 
dental    clinics. 


Four    (i+)    permanently 
maintained   off-street 
parking   spaces    shall   be 
provided  for    every   doc- 
tor  or   dentist  having 
offices   in   such   clinic. 


Mortuaries . 


Thirty    (30)    permanently 
maintained   off-street 
parking   spaces    shall   be 
provided. 
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Office   buildings , 
including   commer- 
cial,   governmental, 
and  professional 
building . 


Public    assembly: 
churches,    schools, 
college    and  univ- 
ersity  auditoriums, 
theatres,    general 
auditoriums,    gym- 
nasiums,   stadiums, 
lodges,    private 
clubs    and   other 
fraternal   places 
not  offering   over- 
night accommoda- 
tions ,    exhibition 
halls,    convention 
halls,    skating   rinks 
and  other    types   of 
assembly   halls. 


One    (l)    permanently   main- 
tained  off-street  parking 
space  for    every  three 
hundred    (300)    square 
feet  of  floor    space   in   the 
building   shall   be   provided. 

One    (l)    permanently    main- 
tained off-street  parking 
space   shall   be   provided 
for   every   five    (5)    seats 
provided   in   said  building 
or    structure,    or   at  least 
one    (l)    permanently    main- 
tained  off-street  parking 
space   shall   be   provided 
for    every   ninety    (90) 
square   feet  of  gross    area 
used  for    service   to    the 
public    as    customers, 
patrons,    and    clients    or 
■whichever   requires    the 
greater   number   of  park- 
ing  spaces. 


Churches    shall   be   allow- 
ed  the   use    of  joint  off- 
street  parking  facilities 
provided   for    other   kinds 
of  buildings    or   uses    not 
normally   open,    used   or 
operated   during  the    prin- 
cipal  functioning  hours    of 
said   churches    provided 
further,    however,    that  a 
written   consent  is    execut- 
ed  between   the    parties 
concerned   for    the  joint 
use    of  the   off-street 
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parking  facilities   and   an 
executed   or    certified   copy 
of   said   consent  is   filed 
■with   the    application  for    a 
building   permit. 


Restaurants ,    bars 
night   clubs . 


One    (1)    permanently 
maintained   off- street  park- 
ing   space    shall   be   pro- 
vided for    every   fifty    (50) 
square   feet  of  gross   floor 
area   in   the   building  up   to 
five   thousand    (5,000) 
square   feet  then,    for 
each   additional   one   thous- 
and   (1,000)    square   feet 
of   gross   floor    area,    fif- 
teen   (15)    spaces    shall   be 
required;    or    ten    (10) 
parking   spaces    -whichever 
requirement  is    greater. 


Retail   establish- 
ments,    (not 
including    shop- 
ping  centers) 
including   personal 
service    shops, 
equipment  or 
retail   stores    and 
businesses,    banks 
or   other   financial 
or   lending   institu- 
tions . 


At  least  four    and  one   half 
(i+-l/2)    parking   spaces 
shall   be   provided  for    each 
one   thousand    (1,000) 
square   feet  of  floor    area. 
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Schools,  includ- 
ing academies, 
colleges,    univer- 
sities,   elementary 
schools,    junior 
high   schools,    high 
schools,    prep 
schools    and   all 
other    similar    in- 
stitutions   of  learn- 
ing. 


At  least  one    (l)    perma- 
nently  maintained  off- 
street  parking   space   for 
every   two    (2)    employees 
including   administrators, 
teachers    and   building 
maintenance   personnel, 
plus   one    ( 1 )    parking 
space   for    every   twenty 
five    (25)    students   of 
driving   age    shall   be   pro- 
vided. 


Shopping   Centers 


For   the   first  twenty 
thousand    (20,000)    square 
feet  of  gross   floor    area 
ten    (10)    off-street  parking 
spaces    shall   be   provided 
and   permanently    maintain- 
ed for    every   one   thous- 
and   (1,000)    square   feet; 
and   for    each   additional 
one   thousand    ( 1,000) 
square   feet  up   to   one 
hundred  thousand . 
(100,000)    square   feet 
of  gross   floor    area,    six 
(6)    off-street  parking 
spaces   for    every   one 
thousand    (1,000)    square 
feet;    and  for    each    addi- 
tional  one    thousand    (1,000) 
square   feet  over   one    hun- 
dred  thousand    (100,000) 
square  feet,    four    (i+)    off- 
street   parking   spaces    for 
every   one   thousand    (1,000) 
square   feet. 
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Terminal  facilities, 
including   airports, 
railroad   passenger 
and  freight  stations, 
bus   depots ,    truck 
terminals,    and   all 
other   similar   per- 
sonnel  or    material 
terminal   facilities. 


Shall   be   provided   as    re- 
quired  by   the    County    Plan- 
ning  Commission   and   the 
Board   of  County   Com- 
missioners . 


Tourist   courts 
including   auto 
courts,    motels, 
motor   lodge,    or 
apartment  hotels 


Warehouse 
facilities. 


At  least  one(l)    perman- 
ently  maintained   off-street 
parking   space    shall   be 
provided  for    every   tourist 
facility    maintained  therein, 
and   in   addition   thereto, 
three    (3)    parking   spaces 
shall  be   provided   and 
maintained  for    convenience 
of  registered   guests. 

One    (l)    permanently    main- 
tained off-street  parking 
space   shall   be   provided 
for    every   one   thousand 
(1,000)    square   feet  of 
gross   floor    area  devoted 
to    -warehouse   use.       In 
addition,    there    shall   be 
one    (1)    parking   space 
for   every   four   hundred 
(2+00)    square   feet  of 
gross   office    space. 
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Industrial   uses  One    (l)    permanently 

and   other    centers         maintained   off-street  park- 
of  employment  not        ing   space    shall   be   pro- 
mentioned   above.  vided  for    every   two    (2) 

employees    working  on 
the   highest   employment 
shift,    or    one    (l)    parking 
space   for    every   five 
hundred    (500)    square 
feet  of  gross   floor    area, 
or    "whichever    requirement 
is    greater. 

Mixed  uses    -    The   requirements   for   off-street 
parking    spaces    shall   be   the    su  m    of  the   re- 
quirements  for   the   various   uses,    except  for 
resort  hotels    and   grouping   of   stores,     (shop- 
ping  centers)  . 

Loading    Space 

Off-street  loading   spaces    shall   be   provided 
and   maintained   on   the    same   premises    with 
every   building,    structure   or    part  thereof 
erected   and   occupied   or   increased   in   capa- 
city,   after   the    effective    date   of  this   ordinance, 
Ordinance  19 ,    for    manu- 
facturing  storage,    warehouse,    goods   display, 
department   store,    grocery,    hotel,    hospital, 
mortuary,    laundry,    dry    cleaning   or   other 
use    similarly   involving   the    receipt  or   distri- 
bution  by   vehicles    of   materials   or    other    mer- 
chandise.      Adequate    space   for    standing, 
loading   and   unloading    services    shall   include 
a   minimum    ten    (10)    foot  by   twenty  five    (25) 
foot    loading   space    with    a   minimum    fourteen 
(14)    foot  height  clearance,    for    every   fifteen 
thousand    (15,000)    square   feet  or   fraction 
thereof  in    excess   of  two    thousand    (2,000) 
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square   feet  of  building   floor   use   for   the    above 
mentioned   purposes,    or   for   every   fifteen   thous- 
and   (15,000)    square   feet  or   fraction   thereof 
in    excess    of  two   thousand    (2,000)    square 
feet  of  land   use   for    the    above    mentioned   pur- 
poses.      The    Planning   Commission    may   permit 
the   use    of  parking   area    along   the   front  of  a 
shopping    center   as    a   required   loading   area. 

i+.       Design   Standards    and   Improvements   for 

Public    and    Private    Off- Street   Parking  Areas 

a.  Parking    shall   not  be   permitted   in   any 
required  front  yard   or    side   yard  on   the 
street   side   of   a    corner   lot  or    reversed 
corner   lot  in   any    R   Zone. 

b.  Forward   travel   to    and   from    parking 
facilities   from    a   dedicated   street  or    alley 
is    required  for    all   uses    except  residen- 
tial.      The   parking   area    shall   be   ade- 
quate   to    facilitate   the   turning   of  vehicles 
to    permit  forward   travel   upon    entering 

a   street. 

c.  Circulation   -within   a   parking   area   with 
more    than   one    (l)    aisle    shall   be   such 
that  vehicles   are   not  forced   to    enter 
the    street  in  order   to    reach    another 
aisle . 

d.  The   following  parking  design   standards 
shall   apply   to  all   required   parking   areas . 
Each   parking  space    shall   be   not  less 
than   nine    (9)  feet  by   twenty    (20)    feet 
and   the    width  shall   be   measured  perpen- 
dicular   to   the  side   lines   thereof. 
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Angle 

of 

Stall 

Stall 

Parking 

Width 

Depth 

0° 

9'-0" 

22«0" 

30° 

9'-0" 

18'-0" 

k5° 

9*-0n 

20'-6" 

60° 

9'-0M 

22'-0" 

90° 

9i_0" 

20>-0" 

Driveway  Width 


One -Way 

T -wo -Way 

12,-0" 

20'-0" 

l2»-0" 

20'-0" 

12»-0" 

20'-0" 

18'-0M 

20'-0" 

25,-011 

25'-0" 

e.  All  parking  areas  shall  be  improved  and 
maintained  in  accordance  with  the  stand- 
ards   of  County    "with   respect  to  : 

grading   and   drainage;    surfacing    with 
cement  or   suitable   asphalt  to    prevent  the 

•     emanation  of  dust;    parking   stall   layout 
and   markings;    curbs,    barriers   and 
wheel    stops. 

f.  All   outdoor   lights    within   parking   areas 
shall   be   hooded   and   arranged  to   reflect 
light  away  from    adjacent  property   and 
streets.       Light   standards    shall   not  ex- 
ceed  twelve    (12)    feet  in  height  as    meas- 
ured from    adjacent  su  rface   paving  of 
subject  parking   lot. 

g.  Where   parking   areas   front,    side   or   rear 
on   a   street   which   is    a  boundary   with   any 
residential    zoning,    there    shall  be   provid- 
ed  a   landscaped   border    (of  grass    and 
shrubs    and/or    trees    with   an    automatic 
sprinkling   system)    not  less    than   six    (6) 
feet  in    width  and   a   solid   masonry   wall 
three    (3)    feet  in   height  erected   along   the 
property   line   except  as   otherwise   pro- 
vided  in   the    zone . 
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h.      Where   parking   areas   including   drive-ways, 
side   or   rear   on   any   alley    -which  is   a 
boundary    -with   and/or   directly   abuts    a 
residential    zone,    a   solid   masonry   -wall 
six    (6)    feet  in  height   shall   be   installed 
on   the   property   line,    said   -wall   to   be 
reduced   to   three    (3)    feet   in   height  be- 
ginning  at  the    street  right  of   -way   line 
and   extending,    for    a   distance   of  twenty 
five    (25)    feet  along   the   common   property 
line   of  the   site . 
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SPECIAL    REGULATIONS 

SECTION      PUBLIC    UTILITY    SUB- 
STATIONS 

Public    utility   substations    shall    meet  the   requirements 
of  this    Section   in    all   residential,    commercial,    indus- 
trial  or   highway  frontage    zones . 

A.  The    location   of  public   utility    substations    shall   be 
subject  to   the    securing   of  a    Conditional    Use    Per- 
mit  as    provided   in    Section  of  this    ordinance. 

B.  Each    public    utility   substation    shall   provide   a    mini- 
mum   front  yard   that  conforms   to   the    zone   in 
■which    said   substation   is    located. 

C.  Each    public   utility    substation    shall   be   provided 
with    a   yard   on    each   of  the    sides    of  the   lot  or 
parcel   of  land  not  less    than   ten    (10)    percent  of 
the    width  of  the   lot,    but   such   side   yard  need  not 
exceed   twenty   five    (25)    feet   and   shall   not  be   less 
than   five    (5)    feet. 

D.  Each   public   utility   substation   shall   be   located   on    a 
lot  or    parcel   of  land   which  has    adequate    access 
from    a    street,    alley   or    easement. 

SECTION      NON-CONFORMING   BUILDINGS 

AND   USES 

A.     APPLICATION    OF    REGULATIONS 

The    provisions    of  this    section    shall    apply   to    those 
uses    which   become   non-conforming   by    reason   of 
amendments    to    this    ordinance,    as    of  the    effective 
date   of  such    amendment. 
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1 .  Continuation   of  a   Non-Conforming  Use 

The   occupancy   of   a   building  or    structure    by 
a   non-conforming  use    existing   at  the   time 
this   ordinance   became    effective,    may   be    con- 
tinued.     A  non-conforming  use    may   be   main- 
tained. 

2.  Repairs    and   Alterations   to    a   Non-Conforming 
Use 

Repairs   and/or   alterations   made   to    a  non- 
conforming  building   shall    comply    -with   all 
ordinances    of  the    county   and   state   law.    How- 
ever,   no    repairs    and/or   alterations    shall   be 
made   that   would   influence   the    longevity   or 
perpetuality   of   such   a  non-conforming  use   or 
building   beyond  the   normal   or   reasonable 
time   that  the    same    would   exist  under   the    con- 
ditions  prevailing  at  the    effective   date  of  Ord- 
inance  # on  ,    19 . 

3 .  Additions   to    Non-Conforming  Use 

A  building   or   structure   occupied   by   a  non- 
conforming use   and   a   building  or    structure 
non-conforming  as   to   height,    area,    setback 
or   yard   regulations    shall  not  be   added  to    or 
enlarged   in   any   manner   or    moved  to    another 
location   on   the   lot,    except  where   a   Conditional 
Use   Permit  has   been    secured,    in   each   case, 

as    provided   in    Section  of  this    Ordinance, 

and  in    which  the   Planning  Commission   and/or 
Board   of  Adjustments    shall  find: 

a.  The  addition  to,  enlargement  of  or  moving 
of  the  building  or  structure  will  be  in  har- 
mony   with   one   or    more   of  the   purposes 
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of  this    ordinance    and   shall    be    in  keeping 
with   the   intent  of  this   ordinance. 

b.  That  the   addition    or    enlargement  or    mov- 
ing  shall   meet  all   yard,    area,    height, 
coverage,    parking   and   access    require- 
ments   of  the    zone   in    -which   it  is   located. 

c.  That  the   proposed   change   does   not  im- 
pose   any   unreasonable   burden   upon   lands 
located   in   the   vicinity   of  the   non-conforming 
use   or    structure . 

A   building   or    structure   lacking   sufficient  auto- 
mobile  parking   space    in    connection   therewith 
as    required   by   this    ordinance,    may   be   altered 
or    enlarged   provided    additional    automobile 
parking   space   is    supplied   to    meet  the   require- 
ments  of  this   ordinance   for    such    alteration 
or    enlargement. 

The   non-conforming   use    of  a   building,    struc- 
ture  or   portion   thereof,    or   occupying   any   land 
shall   not  be    enlarged   or    extended   into    any 
other   portion   of  such   building  or    land  not 
actually    so    occupied   at  the   effective   date   of 
Ordinance   #  ,    ,    19 . 

k.       Repair   of   a    Building   or    Partially    Destroyed 
Structure 

Any   building   or   structure    which   has    been 
damaged   or   partially   destroyed   to   the    extent 
of  fifty    (50)    percent  of  its    replacement  value, 
which   is    intended  to    be    repaired,    reconstruct- 
ed,   moved,    or   altered    shall    comply    with   and 
be    in    conformity    with   all   of  the    provisions    of 
this    ordinance   pertaining   to    buildings   hereafter 
erected. 
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5 .       Structures    -   Vacant 

Where    a  vacant  building   or   structure    was 
occupied   by   a  non- conforming  use,    it  may 
be   reoccupied   by   the    said  use    if   so    occupied 
■within   a   period  of  one    (l)    year    after   the 
building   or    structure    was   vacated. 

B.      TERMINATION    OF    NON-CONFORMING 
SIGNS 

1.       Conformance    Time   Limit 


Any    sign   for    which   a   special   use   or 
variance   permit   was   granted,    which    was 
in   existence    at  the   time   of  the    adoption   of 
this    ordinance,    in    any   district,    shall    with- 
out further   action   be   deemed   to    be    a 
conforming  use    in    such   district. 

Every    sign,    which   after   the    adoption   of 

Ordinance   #  ,    19 , 

exists    as    a  non-conforming   sign   in   any 
district  or    which   becomes   non-conforming 
by   reason   of  amendment  of  this   ordinance, 
shall   be    discontinued   and   removed  or 
changed   to    conform,    within   two    (2)    years. 

The   period   specified  for   removal   of   said 
signs    may   be    extended  by   the    Board   of 
County   Commissioners   for    an   additional 
period   not  to    exceed  two    (2)    years,    upon 
application   of  the   person   in   possession   of 
such    sign   if  the    Commission   feels    and 
finds    that  such   extension   is   necessary   for 
the   preservation   of  substantial   property 
rights    of  the   applicant. 
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The    application   for   the   extension   shall   be 
made   in    writing  on  forms   provided   by   the 
Building   Department,    and   shall   be  filed 
■with  the   County   Clerk    within   ten    (10) 
days    after   expiration  of  the   two    (2)    year 
initial   period   specified  above. 

2 .       Removal   of  Certain    Signs 

Any    sign   now    or   hereafter    existing    which   no 
longer   advertises    a   bona  fide   business    con- 
ducted,   or    a   product   sold,    shall    be   taken 
down   and   removed   by   the   owner,    agent,    or 
persons   having  the   beneficial   use   of  the   build- 
ing or    structure   upon    which   said   sign   may 

be   found.       The   provisions   of   Section  

shall   apply. 

C.     TERMINATION    OF    NON-CONFORMING 
USES 

1 .       Termination   by  Discontinuance 

A   building,    structure,    portion   thereof  or   use 
of  land  occupied  by    a   non-conforming  use, 
which   is    or   hereafter   becomes   vacant  and 
remains   unoccupied   by   a  non-conforming  use 
for    a   continuous    period   of  one    (l)    year,    shall 
not  thereafter   be   occupied   except  by    a   use 
which   conforms   to    the   use   regulations   of  the 
zone   in    which   it  is    located. 

The   non- conforming   use   of  a   building   or    struc- 
ture  may   not  be   changed   except  to    a   conform- 
ing  use,    but   where    such   change    is    made    the 
use    shall   not  thereafter    be    changed   back   to    a 
non-conforming  use. 
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2.  Termination   by  Violation 

Any  of  the  following  violations  of  this  ordin- 
ance shall  immediately  terminate  the  right  to 
operate    a   lawful   non-conforming   use: 

a.  Changing   a  non-conforming   use   to    another 
non-conforming   use,    except  as    otherwise 
provided   in   the    ordinance. 

b.  Increase   or    enlarging  the    area,    space 

or   volume   occupied   by   or   devoted  to    such 
non-conforming   use,    except  as    otherwise 
provided   in  this    ordinance. 

3.  Termination   by  Amortization 

The   following   non-conforming  uses    and   struct- 
ures   shall   be   discontinued   and   removed  from 
their   sites    within   the   time    specified   in   this 
section,    except   when   extended   or   revoked   as 
otherwise   provided   in   the   ordinance: 

a.  Where   property   is   unimproved    (no    struct- 
ures   involved)    -    one    (1)    year. 

b.  Where   property   is    unimproved   except  for 
structures   of  a   type   for    which    the   County 
Building   Code   does    not  require   a   building 
permit   -5   years. 

c.  A  non-conforming   use   housed   in    a   struct- 
ure   designed  to    serve   a   use    permitted   in 
the    zone,    five    (5)    years. 

d.  Type    IV   and    Type   V  buildings    (light  in- 
combustible frame    and   wood   frame)    twenty 
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five    (25)    years   from    effective   date   of 
this    ordinance   or    amendment  thereto. 

e.  Type    III   buildings    (heavy   timber   con- 
struction   and   ordinary   masonry)    forty 
(i+0)    years   from    effective   date   of  this 
ordinance   or   amendment  thereto. 

f.  Type    I    and    Type    II   buildings    (fire    re- 
sistant)   fifty    (50)    years   from    effective   date 
of  this    ordinance   or    amendment  thereto. 

SECTION      CONDITIONAL    USE    PERMITS 

The    Board   of  County   Commissioners,    after   receipt 
of  the    report  and   the    recommendation   of  the    Planning 
Commission    and/or    Board   of  Adjustments    as   provided 
in   this    ordinance,    shall   have   the   power   to    authorize 
the   issuance   of  Conditional    Use    Permits    by   the    Build- 
ing  Inspector   for    the    specified   types    of  uses ,    buildings 
or    structures   for    -which   such   permits    are    required   or 
permitted   by   the   provisions    of  this    ordinance. 

A.      USES    PERMITTED 

All   of  the  folio -wing,    and   all    matters    directly    relat- 
ed  thereto    are    declared   to    be    special   uses    and 
such   declaration   is    based   on   the   fact  that  all   of  the 
uses    herein    enumerated   possess    characteristics    of 
the   unique    and    special   forms    as    to    make   impracti- 
cal  their   being   included   automatically   in    any    classes 
or   use    as    set  forth   in   the   various    zones   herein 
defined. 

1.  Any   use    listed   requiring   a   Conditional   Use 
Permit   in    any    zone. 

2.  Airports,    including   commercial   or    public,    and 
landing  fields   for   private   use,    upon    condition 
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that  the   location   and    all   development  plans    be 
approved   by   the   Planning   Commission. 

3.       Cemeteries,    columbariums ,    crematories    and 
mausoleums   upon   condition  the    area   of  any 
cemetery   be    not  less    than  forty    (2+0)    acres. 

2+.       Establishments   involving   large    assemblages    of 
people   or    automobiles    including: 

Amusement  parks 

Circuses 

Fairgrounds 

Open    air   theatres 

Mortuaries    shall   be   permitted  in   the    C-2 
Zone   upon   the    issuance    of   a   Condi- 
tional  Use    Permit  or    in    conjunction 
■with   and   in    a    cemetery    as    provided 
above. 

Race   tracks 

Recreational   centers,    privately   operated, 
provided  that:    an   area   adequate   in 
the   judgment  of  the    Planning   Commis- 
sion  be   provided   to   reduce   possibility 
of  injury   to    adjoining   residential   prop- 
erties . 

5.       Hospitals,    clinics,    rest  homes    and   sanitariums 
upon  the   following   conditions: 

All   buildings    are    located   at   least  fifty    (50) 
feet  from    any   property   line    common   to 
other    property  not  devoted   to    similar   pur- 
poses . 

Building   coverage   not  to    exceed  forty    (2+0) 
percent  of  the   building   site    area. 
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Location   of  the    site,    building   plans    and 
plot   plan   to    be    approved   by   the    Planning 
Commission. 

6 .  Public   utility    buildings    and   structures ,    includ- 
ing  radio    or   television   transmitters    and   an- 
tennas   (commercial)    upon   condition   that  the 
location    and   all   plans    be    approved   by   the 
Planning   Commission. 

7.  Churches,     museums    and  libraries    upon   condi- 
tion  that  the   location,    building   and   plot  plans    be 
approved   by   the    Planning   Commission. 

8.  Schools,    colleges,    public    playgrounds    and 
athletic   fields   upon    the   following   conditions : 

An    area   adequate    in   the   judgment  of  the 
Planning   Commission  be   provided  to    re- 
duce   possibility   of  injury   to    adjoining 
residential    properties. 

Building   and  plot  plans   be    approved   by 
the    Planning   Commission. 

The   location   of  the    school    site   be   approv- 
ed  by   the    Planning   Commission. 

9.  High  voltage   power   transmission    lines,    upon 
condition   that  the   location   plan   be    approved 
by   the    Planning   Commission. 

10.  Storage  garages,  upon  condition  that  the  loca- 
tion and  the  building  and  plot  plans  be  approv- 
ed  by   the    Planning   Commission. 

11.  Railroad,    bus,    truck    and   air   terminals   or 
dugouts,    upon   the    condition   that  the    location, 
building,    structure    and   plot  plans    are    approv- 
ed  by   the    Planning   Commission. 
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12.  Nurseries,    child.       Upon  the    conditions   that 
the   location    and   building   plan   be    approved 
by   the   Child  Welfare    Board   and    Planning 
Commission    except  family    care   homes    -with 
less   than    six    (6)    children. 

13.  Condominium    row   housing   and   planned  unit 
development,    subject  to    the   provisions   of 
Sections   and  . 

APPLICATIONS 

1 .  Form 

The   application  for    a   Conditional   Use   Permit 
as    provided   herein    shall   be    made   to   the 
Planning   Commission    and/or    Board  of  Ad- 
justment  in   duplicate,    on   forms   furnished   by 
said   Commission. 

2 .  Site   Plan 

The   above    application   shall  be    accompanied 
by    complete    preliminary   plans    drawn  to    scale 
and   an   exact  legal   description   of  the   property 
involved,    and   the   proposed  use    with   ground 
plans    and    elevations    of   all   the   proposed   main 
buildings    and   structures    in   duplicate    which 
shall   be   accompanied   by    a   plot  plan,    drawn 
to    scale    and   fully   dimensioned,    showing   the 
size   of  and   location   of  the   existing   and   pro- 
posed  structures   on   the   lot,    the   dimensions 
of   all  yards    and   open    spaces,    and   landscap- 
ing  islands,    and   such   other   information   as 
may   be   necessary,    including   photographs    of 
the   property   involved   and  the    surrounding 
properties.       Said   plans    shall   indicate   the 
development  of    the    entire   area   if  the   proposed 
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structure   or   use   is    a   portion   of   a   larger 
holding  intended  for    subsequent  development. 


3 . 


Evidence   satisfactory   to   the   Planning  Com- 
mission  and/or    Board   of  Adjustment  of  the 

and   intention   of  the   applicant  to   proceed 
fch   actual    construction    work   in   accordance 
ith  said    plans    within   six    (6)    months   after 
■  active   date   of  such  permit. 

Fee 

The   Planning  Commission   and/or    Board   of 
Adjustments    shall   charge   and   collect  a  fee 

dollars    ($.50)    for   any   one   lot  or   parcel 
land  for   the   filing   of   each   Conditional   Use 
Permit  application,    and   said   charge   being  due 
id  payable    at  the   time   of  filing    such   applica- 
tio 

NNING  COMMISSION    HEARING,    DATES 
DTICE   AND   ACTION 

Hearing   Notice 

^ceipt  in  the   proper   form    of  any   such 
n    the    Planning   Commission   and/or 
I    of  Adjustments    may,    if  it  deems    ad- 

or    shall   if  required   by    any   other 
>n   of  this    ordinance,    hold   a    Public    Hear- 
on.  the    event  a   public    hearing 
any   other   section   of  this   ord- 
er  deemed   advisable   notice   of  time    and 
1    hearing,    a   description   of  the   property 
ed,    and   the   purpose  of  hearing   shall   be 
each    owner   of  property    within   a    mini- 
i    three   hundred    (300)    feet  of 


the   exterior   boundary   of  the   lot  or   parcel   < 
land   described   in    such   application , 
deemed   advisable   the    Planning   Commissi 
and/or   Board  of  Adjustments    shall 
said  notice   to    be   published  once   in   a  ne 
paper   of  general   circulation   in   the    Com  ' 
not  less   than   ten    (10)    days   nor   more 
thirty    (30)    days   prior   to   the    meeting, 
the   purpose   of  this    section    "property   c 
shall   mean   that  owner    shown   upon   the   i 
assessment  rolls   of  the    County.       Th< 
of   mailing   and  the   day   of  hearing    shall  n 
be   included    in   the   required  ten    (10 
period. 

2 .       Permanent   Records 

From   the    time   of  filing   of  such   applicatio 
application   together    -with   all   plans    and 
submitted    shall   become    a   part  of   ;l 
nent  records   of  the    Planning   Commis 
shall   be   available  for   public   insp 
Commission's    office,    SUCH    FILES    I 
BE   MICROFILMED. 

3  •       Investigation 

The    Planning   Commission   and/or    I 
Adjustments    shall   cause   to   be    made    t 
own   members   or    its    Planning   Dire 
agent  when    assigned   for   the   purpose, 
vestigation    of  the   facts    bearing   on    a 
cation  for    a   Conditional   Use   Peri 
to    assure    that  the   action   taken    on 
is    consistent   with   the    purpose   o 
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i+.       Action   by    Planning   Commission 

Within   thirty    (30)    days   from    the    conclusion   of 
the   public   hearing  or   investigation   by  the   Plan- 
ning  Commission    and/or    Board   of  Adjustments 
shall   render    its   decision  unless    such  time   limit 
be    extended   by   common    consent   and   agreement 
signed   by   both   applicant   and   the    Commission 
and   made    part  of  the   permanent  records    per- 
taining to    the    application   concerned. 

If,    in   the    opinion   of  the   Planning   Commission 
and/or    Board  of  Adjustments,    the   necessary 
facts    and   conditions    set  forth   in   this    section 
apply   in   fact  to   the   property   referred   to    in 
the    application   for    a    Conditional    Use    Permit, 
and  that  the    same    comes    within   purview    of 
said   Commission,    it   may   grant  the    permit 
in    whole    or    in   part  upon   such    safeguards 
as    it  deems   necessary.       If,    however,    such 
facts    and    conditions    do    not  prevail   nor    apply 
or   if  granting   of  the    said  permits    will   adverse- 
ly   affect  the   property   of  the   persons    in   the 
vicinity   of  the    applicant's    property,    or   for    any 
other   valid   reason,    the    Commission   shall   deny 
the    application. 

5 .       Establish   Conditions 

The    Planning   Commission   and/or    Board   of 
Adjustments    in   granting   the    said   permits    may 
establish    conditions   under    which   the   lot  or 
parcel   of   land   may   be    used,    or    a    building   or 
structure    is    constructed   or   altered,    including 
requirements    as   to    architecture,    height  of  a 
building   or    structure,    open   spaces,    parking 
areas    or    vehicle    storage,    and    conditions    of 
operation   of  any   enterprise   or    may    make    any 
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other    conditions,    requirements    or    safeguards 
that  the    Commission    may   consider   necessary 
to    prevent  damages    or   prejudice   to    adjacent 
properties    or   detriment  to   the   County   and   to 
secure    substantially   the   objectives    of  the    regu- 
lation  or   provision   to    -which   Conditional   Use 
Permit  is    requested   and    -which    -will   provide 
adequately   for   the    maintenance    of  the   integrity 
and   character   of  the   district  in    -which  located. 
When  deemed  necessary   the   Planning  Com- 
mission   and/or    Board   of  Adjustments    may 
recommend    and   the    Board   of  County   Com- 
missioners   may   require   guarantees    in   such 
form    as    it   may   deem    proper   under   the    cir- 
cumstances,   to   insure   that  the    conditions   des- 
ignated  in    connection   therewith    are   being   or 
-will   be    complied   -with. 

6 .  Decision   of   Planning   Commission 

After   having   rendered   a   decision   the   Plan- 
ning Commission    and/or    Board   of  Adjustment 
shall   not  reverse   its   findings    and    make    another 
determination   of  any   permit  unless    pertinent 
facts   or    conditions   not  known   to   the   Commis- 
sion  at  or   prior   to   the    decision   are   subse- 
quently  disclosed.       Such  new    facts    and   con- 
ditions   shall   be    set  forth   in   detail   in   an   appli- 
cation for    rehearing   and   filed   in   the   Planning 
Commission   office   prior   to   the    Board   of 
County   Commissioners    action    on    such   appli- 
cation. 

7 .  Decision    -    Final 

The   decision   of  the    Planning   Commission 
and/or    Board   of  Adjustment  either   for   the 
granting   with  or    without   conditions    or  the 
denial   of  an   application   for   the    above   permits. 
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shall   become  final   and   effective   on   the   seventh 
(7th)    day   folio  "wing   the   approval   of   such   de- 
cision by    minute   order    of  the    Board   of  County 
Commissioners   and   the    recording   thereof  in 
the    minutes    of  the    Board   of  Commissioners, 
unless    -within    seven    (7)    days    an    appeal   is 
filed  by   the    applicant  or    any   property   owner 
located    -within   three   hundred    (300)    feet   who 
appeared   before   the    Planning   Commission 
and/or    Boar  d   of  Adjustment   either   on   the 
original   hearing  or   pursuant  to    an    application 
for   rehearing.       If   an    appeal   is   filed   -within 
the   time    specified,    it   automatically    stays    any 
proceedings    until   a   future   determination   is 
made   by   the    Board   of  County   Commissioners. 

D.  BOARD  OF  COUNTY  COMMISSIONERS 
HEARING,  DATE,  NOTICE  AND  ACTIONS 
ON  APPEAL 

At  its    next  regular    meeting   after   the   filing  of   such 
an   appeal    ,    the    Board   of  County   Commissioners 
shall    set  a   date   for   public    hearing   thereon  not 
less    than  fifteen    (15)    days   nor   more   than   thirty 
(30)    days   thereafter.       The   filing  fee   for    such 
appeal   shall   be   fifty   dollars    ($50.00). 

The    Board   of   County   Commissioners    shall   pro- 
ceed  to   hear    any    and   all   persons    interested,    after 
hearing   such    appeal   and   reviewing   any   further 
report  of  the    Planning   Commission    may    sustain, 
reverse   or    modify   the   decision   of  the    Planning 
Commission   by    a    majority   vote   of  the    Board   of 
Commissioners . 

E.  TIME    LIMITATIONS 

Each   Conditional   Use    Permit  authorized  under 
the    provisions    of  this    section    which    is   not   actually 
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established   or   the    actual    construction    commenced 
on   the   buildings    or    structures   involved    "within   six 
(6)    months   from   the   date   of  its    authorization   by 
the    Board  of  County   Commissioners    shall   become 
null    and   void.       In  the    event   some   construction 
work    is    involved,    it  must  actually    commence    with- 
in  the    stated   period   and    must  be   diligently   prose- 
cuted  to    completion.      A   lapse   of   work   for   a 
period   of  three    (3)    months    will  be    sufficient  to 
cau  se   the   invalidity  of  said   permit.       Provided 
further,    when    any  use   of  land,    building,    structure, 
or   premises    established   under   the   provisions    of 
this    section   has    been   discontinued   for    a   period   of 
one    (l)    year    it   shall   be   unlawful   to    again   use 
such   land   or    building  or   premises   for    such   dis- 
continued use   unless    subsequent  Conditional  Use 
Permit   is    authorized   and   issued   therefor. 

SECTION      VARIANCE 

Where   practical   difficulties,    unnecessary   hardships, 
or   results    inconsistent   with   the    general   purposes    of 
this    Ordinance    would   occur   from    its    strict  and   literal 
interpretation   and    enforcement,    a   Variance    may   be 
granted   authorizing,    upon   such   terms    and   conditions 
as    are   deemed   necessary,    such  Variances   therefrom 
as    may    be   in  harmony    with   the    general   purpose   and 
intent  of  the   Ordinance,    so   that  its    spirit   shall   be   ob- 
served,   public    safety    and   welfare   secured,    and   sub- 
stantial justice   done.       A  Variance   is   for    the   purpose 
of  permitting  the   use   of  a   lot  to    the   same    intensity   as 
other   lots    in   the    same    zone,  and   under   no    conditions 
shall    such   Variance   be   used   to    grant   special   privilege 
or   the   development  of  uses   not   specifically   permitted 
in   the    zone . 
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A.  CONDITIONS  NECESSARY  TO  GRANTING 
A  VARIANCE 

The    Planning   Commission,    before   it  may  grant  a 
Variance,    shall   make   a  finding  that  in  the   evidence 
presented  all   four    (i+)    of  the  folio -wing   conditions 
exist  in   reference   to   the   property   being   considered. 

1.  There   are    exceptional   or    extraordinary   cir- 
cumstances  or   conditions   applicable   to   the 
property   involved   or   to    the   intended  use   of 
the   property    -which   do   not  apply   generally   to 
other   property   in   the    same    zone. 

2.  Such  Variance   is   necessary  for    the   preser- 
vation  and   enjoyment  of  a   substantial   property 
right  of  the   applicant,    which  right  is   possessed 
by   other   property   owners   under   like   conditions 
in  the   same    zone. 

3.  The   granting  of  a   Variance    "will   not  be    ma- 
terially  detrimental   to    the   public    welfare   or 
injurious    to    property    and   improvement  in   the 
zone   in    which  the    property   is    located. 

k.       The   granting   of   such    a   Variance    will   not  be 
contrary     to   the   objectives   of  the    General 
Plan. 

B.  PROCEDURE 

1 .       Application 

a.       Filing .      Application   for   a  Variance   shall 
be   filed   by   the   owner   of  the    property   for 
which   the   Variance   is    sought  or   by   his 
agent  duly   authorized   in    writing. 
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b.       Form    and   contents.      Application   shall   be 
submitted   to   the    Board   on  forms   furnished 
by   the    Director   of   Planning   and   shall   set 
forth   in   detail   the    reasons   for   the   request- 
ed Variance,    indicating  how    the   conditions 

set  forth   in   Section  are    satisfied,    and 

shall   provide   other    information   as   may   be 
prescribed  by   the    Board   to    assist  in   de- 
termining  the   validity   of  the   request.       The 
application   shall   be   verified   before   a  no- 
tary  public   by   the    applicant  and   by   the 
property   owner,    and  the   date   of  verifica- 
tion  shall   be  noted   on  the    application.    An 
incomplete   application   shall  not  be   accept- 
ed for   filing. 


2.  Filing   Fee 
See   Section 

3 .  Investigation 


The   Planning   Director    shall    make    an  investi- 
gation  of  the   facts    bearing   on    each   case   to 
provide   the   information   necessary   for    action 
consistent   with   the   intent  and   purpose   of  this 
Ordinance,    and   shall   report  the   findings    to 
the    Board. 

2+.       Board   Public   Hearing   Date   and   Notice 

a.  The   hearing  date    shall   be    set  by  the 
Planning   Director   for   not  less   than   ten 
(10)    days    after   the   filing   of  the   verified 
application   with   the    Board. 

b.  Notice   of  public    hearing   shall   contain   the 
time    and   place   of  the   hearing   and  the 
location   of  the    subject  property    and  nature 
of  the   Variance   requested. 
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c.       Mailing.       Notice    shall   be    mailed,    postage 
prepaid,    not  less   than   ten    (10)    days   be- 
fore  the   hearing   date   to   owners   of  prop- 
erty   -within   a   radius   of  three   hundred 
(300)    feet  of  the    exterior   boundaries    of 
the    subject  property. 

Board   Public    Hearing   and   Decision 

a.  The    Board   shall,    not  less   than   ten    (10) 
nor    more   than   thirty    (30)    days    after    the 
mailing   of  the   legal   notice   of  a   public 
hearing   on   a  Variance    application,    hold 
said   public   hearing. 

b.  The    Board   shall    announce    and   record   its 
decision    within  thirty    (30)    days    after    the 
conclusion   of  the   hearing.       The    Board 
shall    approve    with   the    stated   conditions , 

if  imposed;    or   disapprove   the    application; 
and   shall   set  forth  findings    in   support  of 
the   decision.       If  the   application   is   approv- 
ed,   the    conditions    required   in    Section 
shall   be   found. 

c.  Conditions   to    Use.       The    Board   in   ap- 
proving  a  Variance    may    set  forth   in   its 
decision   reasonable    conditions    which   shall 
assure    the   intent  and   purpose    of  this 
Ordinance . 

A  time   limit  of  one   hundred    eighty    (180) 
days   for   occupancy   or    commencement  of 
construction    shall   be    assumed   unless 
some    other   period   is    established. 
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D.     ACTION    BY    CITY   COUNCIL 

1.  All   decisions   of  the    Board   shall   be   reported 
to    the   City    Council   at  their   first  meeting, 
•when   such    Board   decision   can  be    scheduled 
on   the   Council   agenda.      All   decisions   of  the 
Board   shall   be  final  unless   modified  or   denied 
by   the    City   Council. 

2.  Issuance   of  Permits 


In    absence   of  a   reversal   by   the   City   Council 
of  a   Board   decision,    the   Superintendent  of 
Building   shall   have  the    authority   to    approve 
the   issuance   of  all   permits   or   licenses   by   any 
Department  or   person   vested    with   the   authority 
to    issue    same    concerning   said    Board   decision. 

E.  REVOCATION    OR  VOIDING   OF   VARIANCE 
See   Section  . 

F.  REAPFLICATION 

No    person   shall   re-apply  for   a   similar  Variance 
on   the    same   land,    building   or    structure    within   a 
period   of  one    (l)    year  from   the   date   of  the   final 
decision  on   such  previous    application   unless    such 
decision   is    a   denial    "without  prejudice. 

G.  EXISTING  VARIANCES 

Any   Variance    granted   pursuant  to    any    zoning   ord- 
inance   enacted   prior   to   the    effective   date   of  this 
Ordinance   shall   be   construed  to   be    a   Variance 
under    this    Ordinance    su  bject  to    all   conditions   im- 
posed  in   such  Variance   unless   otherwise   provided 
her  ein.       Such   Variance    may,    however,    be   re- 
voked  or  voided   as   provided   in   Section  above. 
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APPENDIX  V 


EXCERPTS  FROM  STATE 
SUBDIVISION  MAP  ACT 


SUBDIVISION  MAP  ACT  SUMMARY 

The   following   material   has    been    extracted   from    the 
Government  Code    of  the   State    of  California   and  in- 
cludes   amendments    added  by   the   1967-68    session   of 
the    State    Legislature. 


11502.  "County   Surveyor"    includes    county    engineer, 
if  there   is   no    county   surveyor. 

11503.  "Tentative   Map"    refers    to    a   map    made  for 
the   purpose   of   showing  the   design   of  a   proposed   sub- 
division   and   the    existing   conditions    in   and   around   it 
and  need   not  be   based  upon   an    accurate   or   detailed 
final   survey   of  the   property. 

11503.1.       "Parcel    map"    refers   to    a   map    shewing 
the   division   of  land   as   described   in   subdivisions    (b) 
and    (c)    of  Section   11535. 

11504.  "Final   map"    refers    to    a   map   prepared   in 
accordance    with   the   provisions    of  this    chapter   and 
those    of   any   applicable   local   ordinance,    which   map 
is   designed   to    be   placed  on   record   in   the   office   of 
the   county   recorder   of  the    county   in    which    any   part 
of  the    subdivision   is   located. 
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11506.  "Local   ordinance"    refers   to    an   ordinance 
regulating   the   design    and   improvement  of   subdivisions, 
enacted   by   the   governing  body   of  any   city   or    county 
under   the   provisions    of  this    chapter   or    any   prior 
statute,    regulating  the   design    and   improvement  of   sub- 
divisions,   insofar   as   the   provisions   of  the   ordinance 
are   consistent  with   and  not  in   conflict   with  the   provi- 
sions  of  this    chapter . 

11507.  "Subdivision"    refers    to    any   land   or   portion 
thereof  subject  to   the   provisions   of  this    chapter   as 
provided   in   Section    11535. 

11508.  "Subdivider"    refers   to    a   person,    firm,    cor- 
poration,   partnership   or   association   who    causes   land 
to   be   divided   into    a    subdivision   for   himself  or   for 
others . 

11509.  "Advisory    agency"    refers   to    an   official   or 
an   official   body   designated   by    a   local   ordinance    and 
charged   thereby    with  the   duty   of  making   investigations 
and   reports    on  the    design    and   improvement  of  propos- 
ed divisions   of  land. 

11510.  "Design"    refers   to    street  alignment,    grades 
and   widths,    alignment   and    widths    of  easements    and 
rights-of-way  for    drainage    and    sanitary   sewers    and 
minimum    lot  area    and    width.     "Design"    also    includes 
land   to    be    dedicated   for   park    or   recreational   purposes 

11511.  "Improvement"    refers    to    only   such    street 
work    and   utilities    to    be   installed,    or   agreed   to   be    in- 
stalled  by   the   subdivider   on   the   land   to    be   used   for 
public    or    private   streets,    highways,    ways,    and   ease- 
ments,   as    are   necessary  for   the    general   use   of  the 
lot  owners    in   the    subdivision    and   local   neighborhood 
traffic    and   drainage   needs    as    a    condition   precedent  to 
the   approval   and   acceptance   of  the   final    map  thereof. 
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11525.       Control   of  the   design    and  improvement  of   sub- 
divisions   is  vested   in  the   governing  bodies   of  cities 
and  of   counties.       Every   county   and   city   shall   adopt 
an  ordinance   regulating   and   controlling  the   design   and 
improvement  of  subdivisions. 

11525.2.      Whether   by   request  of  a   county   board   of 
education   or  "otherwise,    a   city   or   county   may   adopt  an 
ordinance   requiring   any  subdivider    who    -within  three 
years,    or   less,    as    prescribed   by  the   ordinance,    de- 
velops  or    completes    the   development  of  one   or   more 
subdivisions,    comprised  of  a    single   parcel   or   contigu- 
ous  parcels   having   more   than   i+00   dwelling  units    within 
a   single    school   district,   which  maintains    an   elementary 
school,    to    dedicate    to   the    school   district,    within    which 
such    subdivisions    are   to   be   located,    such   land   as    the 
local   governing  body   shall   deem    to   be   necessary   for 
the   purpose   of   constructing   thereon   schools   necessary 
to    assure   the   residents   of  the    subdivision   adequate 
elementary   school    service.       Such   ordinance    shall   not 
be   applicable   to    a   su  bdivider    who    has   owned  the   land 
being   subdivided  for    more   than   10    years    prior   to   the 
filing   of  the   tentative    maps    in   accordance    with  Article 
k    (commencing   with    section   11550)    of  this    chapter. 
The   requirement  of  dedication   shall   automatically  term- 
inate  unless   the   district  offers   to    enter    into    a   binding 
commitment   with   the    subdivider   to    accept  the   dedication 
within   30    days    after   the   requirement  is    imposed   by   the 
city   or    county.       The   required   dedication   may  be   made 
at  any   time   prior    to    the   construction   of  the    i+Olst 
dwelling   unit.       The    school   district   shall,    in   the    event 
that  it  accepts   the    dedication,    repay   to   the    subdivider 
or   his    successors    the   original    cost  to   the    subdivider 
of  the   dedicated  land,    plus    a   sum    equal   to   the   total   of 
the   following   amounts: 

(a)    The    cost  of  any   improvements   to    the   dedicat- 
ed land    since   acquisition   by   the    subdivider. 
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(b)  The   taxes    assessed   against  the   dedicated 
land  from    the   date   demand  for   dedication   is   made. 

(c)  Any  other    costs   incurred  by   the    subdivider 
in   maintainance   of   such   dedicated   land,    including   in- 
terest costs   incurred   on   any   loan   covering   such  land. 

If  the   land   is   not  used   by   the   school   district, 
as   a   school   site,    within   10   years   after   dedication,    the 
subdivider    shall   have   the   option   to    repurchase   the 
property   from   the   district  for    the   amount  paid  therefor 

The    school   district  to    -which  the   property   is   dedi- 
cated   shall   record   a   certificate    with  the    county   record- 
er  in   the    county   in    which  the    property   is   located. 
The   certificate   shall    contain   the   following   information: 

1.  The   name    and   address   of  the    subdivider 
dedicating  the   property. 

2.  A  legal   description   of  the   real   property 
dedicated. 

3.  A   statement  that  the    subdivider   dedicating 
the   property   has    an   option   to    repurchase   the   property 
if  it  is    not  used   by   the    school   district   as    a    school 
site    within   10   years    after   dedication. 

4.  Proof  of   the    acceptance   of  the    dedication   by 
the   school   district  and   the   date   of  the    acceptance. 
The   certificate    shall    be   recorded  not  more   than   10 
days    after    the   date   of   acceptance   of  the   dedication. 

"Dwelling  unit"    as   used    in   this    section   means 
a   place   of  residence    and   may   be   located   in   either    a 
single   or    multiple    dwelling   unit  building. 

If   any   subdivider    is   aggrieved  by,    or   fails   to 
agree   to    the   reasonableness    of  any   require  ment 
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imposed   pursuant  to   this    section,    he    may    bring   a 
special   proceeding   in   the   superior    court   pursuant  to 
Section   11525. 

11526.  The   design,    improvement  and  survey  data   of 
subdivisions    and   the   form  and   content  of  tentative    and 
final   maps   thereof,    and  the   procedure   to   be  folio-wed 
in   securing   official    approval   are    governed   by   the   pro- 
visions   of  this   chapter   and   by   the   additional   provisions 
of  local   ordinances    dealing   -with   subdivisions,    the 
enactment  of  -which   is   required   by  this    chapter. 

Local   ordinances    may   provide   a   proper   and 
reasonable   fee   to    be    collected  from    the    subdivider   for 
the   examination   of  tentative    and  final   maps. 

11527.  The  governing  body   of  a   county   has   jurisdict- 
ion  only   to    approve   the    map   of  a    subdivision,    or    such 
part  thereof,    as    may   lie    -within   unincorporated   area, 
and  the    governing   body   of  a    city   has   jurisdiction   only 
to    approve    a   map   of   a   subdivision,    or    such   part 
thereof,    as    may   lie    -within   the    incorporated   area  of 
the   city. 

11528.  The   legislative   body   of   any   city   or    county 
■which   desires   to    inspect  and   make   recommendations 
concerning   the    map   or   maps   of  proposed   subdivisions 
adjacent  to   but  outside   of  its   jurisdictional   boundary 
line,    m  ay   file    -with   the   clerk   of  the   governing  body 

or   the    advisory   agency   of   any   adjoining   city   or   county 
having  jurisdiction,    a    map   or    an    amended   map   of 
territory    -within   such    second   mentioned   city   or   county 
in   which   territory   it  is   interested   in   proposed   subdi- 
visions.      The   territory   may   not  extend   a   distance   of 
more   than   three    miles   from    the    common   boundary   line 
of  the    cities    or    counties. 

The    clerk   of  the   governing  body   or   the    advisory 
agency   of  the   city   or    county   having  jurisdiction   shall 
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issue    a   receipt  for    the   territorial    map   and   thereafter 
shall   transmit  to    the    official   designated  by   the    request- 
ing  city   or    county,    -within  three   days    after   the   receipt 
thereof,    one   copy   of   each  tentative   map   of   any   subdi- 
vision located   -wholly   or  partly    -within   the   territory   out- 
lined  on   the   territorial   map. 

Any   requesting    city   or    county,    -which   received 
a   copy   of   a   tentative    map,    shall   make    its    recommenda- 
tions,   if  any,    to   the    clerk   of  the   governing   body   or 
advisory    agency   from    -which   the    tentative    map   was 
received    "within   15    days    after    receipt  thereof.       The 
recommendations    shall   be   taken   into    consideration   by 
the   governing  body  ,    appeal   board  or   advisory   agency 
of  the    city   or    county   having  jurisdiction   before   action 
is   taken   upon   the   tentative    map. 

11535.       (a)    "Subdivision"    refers   to    any   real   property, 
improved   or   unimproved,    or    portion  thereof,    shown 
on  the   latest  adopted   county   tax   roll   as    a  unit  or    as 
contiguous    units    "which   is   divided  for   the    purpose   of 
sale,    lease,    or   financing,    whether   immediate   or  future, 
by   any   subdivider   into   five   or    more   parcels;    provided, 
that  this    chapter    shall   not   apply   to   the   financing  or 
leasing   of   apartments,    offices,    stores,    or    similar 
space    within   an   apartment  building,    industrial   building, 
commercial   building,    or   trailer   park,    nor    shall   this 
chapter    apply   to    mineral,    oil   or    gas   leases. 

(b)  Subdivision   does   not  include    any   parcel   or 
parcels    of  land    which   is   divided   into   four    or   less 
parcels . 

(c)  Subdivision   does   not   include   the    division   of 
any   real    property   improved   or   unimproved   or   a   por- 
tion  thereof   shown   on   the   latest  adopted   county   tax 
roll    as    a   unit  or   as    contiguous   units,    which   is   divided 
for   the   purpose   of   sale,    lease,    or   financing,    whether 
immediate    or  future,    if  any   of  the  following    conditions 
prevail: 
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(1)  The    whole   parcel   before   division   contains    less 
than   five    acres,    each   parcel   created  by   the   division 
abuts    upon    a   public    street  or   highway    and  no   dedications 
or   improvements    are    required   by   the   governing  body. 

(2)  Any   parcel   or   parcels    divided   into    lots   or 
parcels,    each   of   a   gross    area   of  20    acres   or   more, 
and   each   of   which   has    an   approved   access    to   a   main- 
tained  public    street  or   highway. 

(3)  Any   parcel   or   parcels    of  land   having   approv- 
ed  access    to    a   public    street  or   highway    which    com- 
prises   part  of  a   tract  of  land    zoned  for    industrial     de- 
velopment,   and    which  has   the    approval   of  the   govern- 
ing body   as   to    street   alignments    and    widths. 

(4)  Any  parcel  or  parcels  of  land  divided  into 
lots  or  parcels,  each  of  a  gross  area  of  forty  (40) 
acres    or    more. 

(d)     In   any   case   provided   in   subdivisions    (c) 
(l),     (c)     (2),    and    (c)     (3),    and   in   the    case   of   sub- 
division   (b)    when   requested   by   local   ordinance,    a 
tentative    map   shall    be    submitted   to    the    governing  body 
or   advisory   agency    (in  the    same    manner    as   provided 
in   this    chapter  for    subdivisions)    for    approval   as   to 
area   and   lot  design    and   as    to    all   requirements   of  this 
section.      Within   one   year   after    approval   of  the   tenta- 
tive  map,    a   parcel    map   showing   each   new    parcel   or 
parcels    may   be   filed    with  the   recorder   of  the   county 
concerned.       This    map   shall   be   filed   with   the   recorder 
of  the    county   concerned.       This    map   shall   be   filed 
prior   to    sale,    lease,    or  financing  of  such   parcels. 
Conveyances    may   be    made   of  parcels    shown   on    such 
map   by   number   or    other   such   designation.       Upon    ap- 
plication   an   extension   of  the   approval   of  the   tentative 
map,    not  to    exceed   one  year,    may   be   granted   by   the 
governing   body   or    advisory   agency. 
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The   governing   body   may   require   dedications   or 
an  offer   of  dedication   by   separate   instrument  for    street 
opening   or    widening   or    easements.      If  dedications   or 
offers   of  dedications    are  required,    such   dedications 
shall   be    completed   prior  to   filing  of  the   parcel   map. 
An  offer   of  dedication   shall   be   in   such   terms   as   to 
be   binding   on  the   owner,    his   heirs,    assigns   or   suc- 
cessors   in   interest,    and   shall   continue   until  the   gov- 
erning  body   accepts   or   rejects    such   offer. 

In   the   case   of  subdivisions    (b)    and    (c)     (3), 
and   when   local   ordinance   provides,    the   governing 
body   may   require   the   improvement  of  public    or   private 
streets,    highways,    ways,    or    easements    as   may   be 
necessary   for  local   traffic,    drainage   and    sanitary  needs 

(e)  Nothing   contained   in   this    chapter    shall   apply 
to    land   dedicated  for    cemetery   purposes    under   the 
Health    and   Safety   Code  of  the    State   of  California. 

(f)  Nothing   contained  in   this   section    shall   in   any 
way    modify   or   affect  any  of  the   provisions    of   Section 
11000   of  this   code. 

11535.1.       For   purposes   of   Section   11535,    "Subdivi- 
sion"   includes   a   condominium    project,    as    defined   in 
Civil   Code    Section    1350,    containing  five   or    more    con- 
dominiums,   as   defined   in   Civil    Code   Section   783,    or 
a   community   apartment  project,    as   defined   in   Business 
and   Professions    Code    Section    1100i+,    containing  five 
or   more    parcels;    but   maps    of   such   projects   need   not 
show    the    buildings    or    the    manner   in    which   the   buildings 
or  the    airspace   above   the   property   shown   on  the    map 
are   to    be   divided,    nor   shall   the    governing   body   have 
the   right  to    refuse    approval   of   a   tentative    or   final    map 
of  such   a   project  on   account  of  design   or    location   of 
buildings    on  the   property    shown   on   the    map   not  viola- 
tive  of  local   ordinances    or    on   account  of  the    manner    in 
which   airspace    is    to    be   divided   in   conveying   the 
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condominium.       Fees    and   lot  design   requirements    shall 
be   computed   and   imposed   -with   respect  to    such   maps 
on  the    basis   of  parcels   or   lots   of  the   surface   of  the 
land   shown   thereon   as   included   in   the   project.    Nothing 
herein   shall   be   deemed  to   limit  the   power   of  the   gov- 
erning body  to    regulate   the   design   or   location   of  build- 
ings   in   such   a  project  by   or    pursuant  to    local   ordin- 
ances' . 

11538.       (a)       It  is    unlawful   for    any   person   to   offer 
to    sell   or   lease,    or   to    sell   or   lease   any    subdivision 
or   any   part  thereof  until   a  final    map   thereof  in  full 
compliance    with  the   provisions    of  this    chapter   and   any 
local   ordinance   has    been   duly   recorded   or   filed   in   the 
office   of  the   recorder   of  the    county   in    which   any   por- 
tion  of  the    subdivision   is   located. 

(b)    Subsection    (a)    does   not  apply   to    any  parcel 
or   parcels    of  a    subdivision   offered  for    sale   or   lease, 
contracted   for    sale    or   lease,    or    sold   or   leased   in 
compliance    with   or    exempt  from    any  law    (including 
a  local   ordinance),    regulating   the   design   and   improve- 
ment of   subdivisions    in   effect  at  the   time   the    subdivi- 
sion   was    established. 

11540.1.       Nothing   in   this    chapter   prevents    the   govern- 
ing body    of  any    municipality   or    county   from    regulating 
the   division   of  land    which   is   not  a   subdivision,    pro- 
vided that   such   regulations    are   not  more   restrictive 
than   the    requirements   for   a    subdivision.       The  validity 
of  any    conveyance,    as   defined   in   Section   1215   of  the 
Civil    Code,    made    contrary   to   the   provisions   of  any 
ordinance   prescribing   the   area   or   dimensions   of  lots 
or   parcels,    or   prohibiting  the   reduction   in    area   or    the 
separation   in   ownership  of  land,    or   requiring  the   filing 
of  a   map   of  any   land   to   be   divided,    shall   not  be   af- 
fected,   except  that   any   such   ordinance   may  provide 
that   any   deed  of   conveyance,    sale   or    contract  to    sell 
made    contrary   to   the   provisions    of  such   ordinance   is 
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voidable   to   the    extent  and   in   the    same    manner   provid- 
ed  in    Section   11540. 

11550 .  The   initial   action   in   connection    with  the   making 
of  any    subdivision    shall   be   the   preparation   of  a  tenta- 
tive  map   or   maps    -which   shall   show,    or   be   accompan- 
ied  by,    such  data   as    are    specified  in   the    local   ordin- 
ance  in    addition   to    the   data    specified   by   the    provisions 
of  this    chapter. 

The  subdivider  shall  file  copies  of  the  tentative 
map  or  maps  with  the  advisory  agency  or  with  the 
clerk  of  the  governing  body  if  there  is  no  advisory 
agency . 

The   official    with    whom    the    tentative    map   or   maps 
are   filed    shall    comply    with   the   provisions    of   Section 
11528    with   respect  to    the    request  of  any    adjoining 
city   or    county. 

11551.  In    case   there    is    a   local   ordinance,    the    sub- 
divider    shall   comply    with   its   provisions   before   the    map 
or   maps    of  a   subdivision   may   be    approved.       In   case 
there    is    no    local   ordinance,    the    governing   body   may, 
as   a   condition   precedent  to   the    approval   of  the   map 

or    maps    of   a   subdivision,    require    streets    and   drain- 
age   ways    properly   located   and   of  adequate    width,    but 
may   make   no    other   requirements. 

11551.5.       The    governing  body   of  any   city   or   county 
may   disapprove    a   tentative    map   or    maps    of   a   subdi- 
vision  because   of  flood   hazard   and   inundation    and   re- 
quire   protective   improvements    to   be    constructed   as    a 
condition    precedent  to    approval   of  the    map   or   maps. 

11552.  (a)       If  there    is   no    advisory    agency,    the 
clerk    of  the   governing   body   shall    submit  the   tentative 
map   to    the    governing   body   at   its   next   regular   meeting, 
which   shall   act  thereon    within    2+0    days    thereafter. 
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'11554.      Within   a   period  of  18   months,    as   prescribed 
by  ordinance   after    approval   or    conditional    approval   of 
the   tentative   map  or    maps,    the    subdivider   may   cause 
the    subdivision,    or    any  part  thereof,    to    be    surveyed 
and  a  final   map  to   be   prepared   in   accordance   -with  the 
tentative   map  as    approved.      Upon   application   of  the 
subdivider   an   extension   of  not  exceeding   two   years 
may   be   granted  by   the   governing  body  or   by   an   ad- 
visory  agency  that  is    authorized   to   report  its   action 
directly   to    the   subdivider.       In   the   event  the    advisory 
agency   denies   a   subdivider' s    application  for   extension, 
the    subdivider   may   appeal   to   the   governing   body. 

11555.      Any  failure   to   record   a  final   map   -within  the 
period   prescribed   by   ordinance   from    the    approval   or 
conditional   approval   of  the  tentative   map   or   any   ex- 
tension  thereof  granted  by  the   governing  body,    shall 
terminate    all   proceedings.       Before   a  final   map  may 
thereafter   be   recorded,    a  new   tentative   map   shall   be 
submitted. 

11565.  A  final   map  under   the   provisions   of  this    chap- 
ter  shall   comply   with   all  the   provisions    of  the   chapter, 
and,    if  there   is    a   local   ordinance,    with   all   of  its   pro- 
visions . 

11566.  The   survey   and  final   map   shall   be   made   by 
a  registered   civil   engineer   or   licensed   surveyor   who 
shall   set  sufficient  durable   monuments   to    conform    with 
the   standards   described  in    Section   8771    of  this   code 
so   that  another    engineer   or    surveyor   may   readily 
retrace   the    survey.       He   shall   also    set  such   additional 
monuments   as   may   be   required   by  local   ordinance. 
The   governing  body   may  require   that  the    exterior 
boundary   of  the   land   being   subdivided   shall   be   ade- 
quately  monumented   or  referenced  before   the   map  is 
recorded.       Interior   monuments   need  not  be   set  at 
the  time   the   map   is   recorded,    if  the   engineer  or    sur- 
veyor   certifies   on  the   map  that  the   monuments    will  be 
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set  on   or   before    a    specified   later   date,    and   if  the    sub- 
divider   furnishes   to   the   governing   body    a   bond  or    cash 
deposit  guaranteeing   the   payment  of  the    cost  of  setting 
the   monuments,    all    as   provided   by   Section    11592. 

11567.       The   final    map   shall    conform   to    all   of  the 
following   provisions: 

(a)  It   shall   be    a   map   legibly   drawn,    printed, 

or   reproduced   by    a   process    guaranteeing   a   permanent 
record   in   black   on   tracing   cloth   or   polyester   base 
film,-  including   affidavits,    certificates    and   acknowledg- 
ments,   except  that   such   certificates,    affidavits    and 
acknowledgments    may   be   legibly    stamped   or   printed 
upon   the    map    with   opaque   ink    when   recommended   by 
the   county   recorder    and   authorized   by   the    local   gov- 
erning  body   by   ordinance.       If   ink   is   used   on   poly- 
ester  base   film,    the    ink   surface    shall   be    coated    with 
a   suitable    substance   to    assure   permanent  legibility. 

(b)  The    size   of   each   sheet  shall   be   18   by   26 
inches.       A   marginal   line    shall    be   drawn    completely 
around    each    sheet,    leaving   an    entirely   blank   margin 
of  one   inch.       The    scale   of  the    map   shall   be   large 
enough   to    show    all   details    clearly   and    enough   sheets 
shall   be   used   to    accomplish   this    end.       The   particular 
number    of  the   sheet  and   the   total   number   of   sheets 
comprising   the    map    shall   be    stated  on    each   of  the 
sheets ,    and   its    relation   to    each   adjoining    sheet  shall 
be   clearly    shown. 

(c)  It   shall    show    all   survey   and   mathematical 
information    and   data   necessary   to    locate    all    monuments 
and   to    locate   and   retrace   any    and   all   interior   and 
exterior    boundary   lines    appearing  thereon,    including 
bearings    and   distances   of  straight  lines,    and   radii   and 
arc   length   or    chord   bearings    and   length   for   all    curves, 
and   such   information   as    may    be   necessary   to   deter- 
mine  the    location   of  the    centers    of   curves. 
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(d)  Each   lot   shall   be   numbered   and    each   block 
may   be   numbered   or   lettered.       Each    street  shall   be 
named. 

(e)  The    exterior   boundary   of  the   land   included 
within   the    subdivision    shall   be    indicated   by    colored 
border.       The   map    shall   show    the   definite   location   of 
the   subdivision,    and   particularly   its   relation   to    sur- 
rounding   surveys . 

(f)  It   shall   also    satisfy   any   additional   survey 
and   map   requirements   of  the   local   ordinance. 

11568.      When   a    soil   report  has    been   prepared,    this 
fact   shall   be   noted   on  the   final    map,    together    with 
the   date   of  the   report  and   the   name   of  the    engineer 
making   the   report. 

11575.  A  parcel    map  under    the   provisions    of  this 
chapter    shall   comply    with   all   the   provisions    of  the 
chapter    and,    if  there    is    a   local   ordinance,    with   all   its 
provisions . 

11576.  (a)    The    parcel   map    shall   be   prepared   by 

a   registered   civil    engineer   or   licensed   land   surveyor. 
It  shall    show   the    definite   location   of  streets   or   prop- 
erty  lines   bounding   the   property   for   the   purpose   of 
showing   proposed   street   widening,    conformity   with 
proposed   building   setback   lines,    and  other   information 
required   by   the   governing   body  for   the   orderly   admin- 
istration  of  their    zoning   and   building  regulations . 

(b)    In   any   case    where   the   division   of  land 
creates   four   or   less    parcels,    the   parcel   map   may 
be   compiled  from    recorded   or  filed  data    when  survey 
information   exists    on   filed   maps    to    sufficiently   locate 
and   retrace   the   exterior  boundary  lines    of  the   parcel 
map   and   when  the   location   of  at  least  one   of  these 
boundary   lines    can    be    established  from    an   existing 
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monumented  line.  The  parcel  map  shall  be  submitted 
to  the  county  surveyor  or  city  engineer  for  his  exam- 
ination  prior   to   filing. 

(c)  In   any   case    -where   the   division   of  the   land 
creates   five   or   more   parcels,    as    authorized  in   Section 
11535,    subdivisions    (c)    (l),    (c)    (2),    or    (c)    (3) 

or    where   the   division   of  land    creates   four   or   less 
parcels   but  does   not   meet  the   requirements   of  subdi- 
vision   (b)    above,    the   parcel   map   shall   be    based  upon 
a  field   survey   of  the   land  made   in   conformance    with 
the   Land   Surveyors'   Act.       In   any   case   the   parcel 
map   may   be   based  upon   a  field   survey   made   in   con- 
formance   with   the   Land   Surveyors'    Act.      Where   the 
parcel   map   is   based   on   a  field   survey,    it  shall   be 
submitted   to   the   county   surveyor   or    city    engineer   for 
his    examination   prior   to   filing. 

(d)  Within  20    days   after   receiving  the   parcel   map, 
or    within    such   additional   time    as    may   be   reasonably 
necessary,    the    county   surveyor   or   city   engineer   shall 
examine   it  for   the    survey   information   shown   thereon, 
and   if  he   is    satisfied   that  it  is   technically   correct,    he 
shall   place   the  following   certification   on   the    map: 

COUNTY    SURVEYOR'S   CERTIFICATE 
(OR   CITY    ENGINEER'S   CERTIFICATE) 

This    map  has    been   examined   this  day   of 

,    19 ,    for    conformance    with   the    requirements 


of  Section    11575   of  the    Subdivision  Map   Act. 
Signed  ■ 


County   Surveyor/City   Engineer 


(e)    With   the    approval   of  their   respective   govern- 
ing  bodies,    the    county   surveyor    may   perform    any   or 
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all   of  the   duties   assigned  to   the    city  engineer,    includ- 
ing the   required    certification.      Whenever    such  duties 
are   divided  between   the   county   surveyor   and  the   city 
engineer,    each   officer    shall    certify  to   the   duties   per- 
formed by  him. 
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APPENDIX   VI 


SAMPLE    SUBDIVISION    ORDINANCE 


ORDINANCE  NO. 


AN  ORDINANCE  OF  THE  CITY  OF  , 

,  REGULATING  THE  DIVISION  AND 

SUBDIVISION  OF  LAND  IN  THE  CITY  OF 

;  REQUIRING  AND  REGULATING 

THE  PREPARATION  AND  PRESENTATION  OF 
TENTATIVE  AND  FINAL  MAPS  FOR  SUCH 
PURPOSE;  ESTABLISHING  MINIMUM  DESIGN 
STANDARDS;  PROVIDING  MINIMUM  IMPROVE- 
MENTS TO  BE  MADE  OR  GUARANTEED  TO  BE 
MADE  BY  THE  SUBDIVIDER;  SETTING  FORTH 
THE  PROCEDURE  TO  BE  FOLLOWED  IN  AP- 
PLYING THESE  RULES,  REGULATIONS,  AND 
STANDARDS;  AND  PRESCRIBING  PENALTIES 
FOR  THE  VIOLATION  OF  ITS  PROVISIONS. 

THE  CITY  COUNCIL  OF  THE  CITY  OF 

,  ,  DOES  HEREBY 

ORDAIN  AS    FOLLOWS: 

ARTICLE    I. 

General   Provisions 

SECTION     SHORT    TITLE.       This    Ordinance 

shall   be  known   and   may   be   cited   as   the    "Subdivision 
Ordinance   of  the   City   of  ". 

SECTION      PURPOSE.       The   purpose   of  this 

Ordinance   and   any   rules,    regulations,    standards,    and 
specifications    adopted   pursuant  thereto    is    to    control 
and  regulate   the   division   and   subdivision    of  land    within 

the   City   of  and   such   land   as   may   be   annexed 

to    said   City. 

SECTION      AUTHORITY  .       This    Ordinance   is 

enacted   pursuant  to    Section  of  Article  of  the 
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Constitution   of  ,    the    charter   of  the   City   of 

,    and  the   general   laws    of  the    State   of  


including   the    Subdivision  Map   Act,    Chapter   2,    Part 
2   of  Division   2+   of  the    Business    and   Professions   Code 
The    provisions    of   this    Ordinance    are   in    addition   to 
the   regulations    of  the    Subdivision  Map  Act   and   are 
supplemental   thereto    and   shall   apply   to    all   divisions, 
subdivisions,    or    parts    of  subdivisions   of  land   into    two 
\2)    or    more   lots    or    parcels. 

SECTION  JURISDICTION   TO   APPROVE 


MAP .       Jurisdiction   to    approve,    dis- 
approve,   or    approve    "with   conditions,    the    map   of   any 
division   or    subdivision   shall   be   vested   in  the   City 

Council    of  the   City   of  ,    provided,    however, 

said   Council   has   jurisdiction    only   to    approve   a   map 
of  a   division,    subdivision,    or    such   part  thereof,    as 
may   lie    within  the   incorporated   area   of  the  City   and 
the   unincorporated   area   adjacent  or   near   to    the   City, 
subject   to   future    annexation. 

SECTION  CONTROL    OF    DESIGN   AND 


IMPROVEMENT  .  Control  of  the 
design  and  improvement  of  divisions  and  subdivisions 
is   vested   in   the    Council. 

SECTION  REJECTED   WHERE    USE 


PROHIBITED.       The    Commission 


may   recommend   disapproval    and   the   Council   may   dis- 
approve   a    Tentative   Map   if  the    only   practical   use 
which    can   be    made   of  the   property   as    proposed   to    be 
divided   or    su  bdivided  is    a  use   prohibited    by    any   ord- 
inance,   law,    statute,    or   other   valid   regulation. 

SECTION  POWERS   AND    DUTIES    OF    THE 


COMMISSION.       The   Commission 


as  advisory  agency  to  the  Council,  is  charged  with 
the  duty  of  making  investigations  and  reports  on  the 
design    and   improvements   of  the   proposed   divisions    of 
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the   land    subject  to    the   procedures    specified   by   law 
and   this    Ordinance. 

SECTION  REFERENCES  TO  OTHER  LAWS. 

Whenever    references    are   made   to    any   portion   of  this 
Ordinance   or   any   other   ordinance   or    statute,    such 
references    shall   apply   to    all    amendments    and   additions 
now   or   hereafter    made. 

SECTION      SEVERABILITY    CLAUSE.       If 

a   portion   of  this    Ordinance   or   the   application   thereof 
to    any    person   or    circumstance   is   held   to    be   invalid, 
the   remainder   of  this    Ordinance    and  the    application   of 
such   provision  to    other   persons    or    circumstances    shall 
not  be    affected  thereby. 

SECTION      VIOLATION   A  MISDEMEANOR. 

Any   person,    firm,    or    corporation  violating   any   of  the 
provisions    of  any    section   of  this    Ordinance    shall   be 
deemed   guilty   of  a   misdemeanor,    and   upon    conviction 
thereof   shall   be    punishable   by    a   fine   not  to    exceed  five 
hundred   dollars    ($500)    or    by   imprisonment  in   the 
County    Jail   for    a   period  not  to    exceed   six    (6)    months, 
or   by   both   such   fine    and   imprisonment. 

SECTION      REMEDIES    NOT    BARRED.    This 

Ordinance   does   not  bar   any   legal,    equitable,    or    sum- 
mary  remedy   to    -which   the    City   of  or   other 

political    division   or    subdivision,    or   any   person,    firm 
or   other    corporation    may   otherwise   be    entitled,    and 
the   City   of  or   other  political   division   or   sub- 
division  or   person,    firm    or    corporation,    may   file    suit 
in   any    court  of   competent  jurisdiction,    to    restrain   or 
enjoin   any    attempted   or   proposed   division   or    subdivision 
or   sale    in   violation   of  the    Subdivision   Map   Act  or   this 
Ordinance . 
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SECTION      EXISTING   SUBDIVISION, 

AGREEMENT   AND    COVENANT. 
The   provisions   of  this    Ordinance    shall  not  apply   to 
any   lot  or   lots  forming   a  part  of  a   su  bdivision   created 
and   recorded  prior   to   the    effective   date   of  this    Ordin- 
ance,   unless   said  lots    are   hereafter   proposed  for   fu- 
ture  division   or    subdivision.       Nor   is   it  intended  by   this 
Ordinance   to    repeal,    abrogate,    annul,    or    in   any    "way 
impair    or   interfere    with   existing   provisions    of  other 
laws   or   ordinances,    except  those   specifically   repealed 
by  this    Ordinance,    or    with   existing  provisions   of  pri- 
vate  agreement,    or    with   restricted   covenant  running 
with  the   land,    to    which   the   City   is    a   party.    Where 
this    Ordinance   imposes    a   greater   restriction   upon   the 
land   than   is   imposed   or   required   by   such    existing 
provisions    of  law,    ordinance,    contract,    or    deed,    the 
provisions    of  this    Ordinance    shall   control    where   the 
Final   Map   is   not  recorded   before    expiration    date   of 
existing   Tentative   Map. 

SECTION   COMPLIANCE  REQUIRED. 

SALE.    LEASE,    OR   FINANCING.       It  is   unlawful 
for    any   person   as    principal,    agent,    or    otherwise,    to 
divide   or    subdivide   for   lease,    sale   or   financing   into 
two   or    more   parcels   of  land,    or   to   lease,    sell,    con- 
vey,   quitclaim,    or   transfer   by    contract,    deed,    or 
otherwise,    or   after    such  division   or    subdivision,    to 
offer  for    lease,    sale   or  financing    any   land   or   part 
thereof,    whether   improved  or   unimproved,    in   the   City 

of  ,    unless    and   until    all   of  the    requirements 

hereinafter    provided   in   relation   thereto    shall  have   been 
complied    with.       Such   requirements    shall   not  apply   to 
the   leasing   of  apartments,    offices,    stores,    or    similar 
spaces    within   an   apartment  building,    industrial   building, 
commercial   building,    or   trailer    park,    nor    shall   this 
section    apply   to    mineral,    oil   or   gas   leases. 

It  is   unlawful   for    any   person    as    seller,    buyer,    agent, 
or   otherwise,    for   the   purpose   of  violating   or   nullifying 
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the   provisions   of  the   Ordinance,    knowingly   to:    allow 
a   transfer    of  title   to    property,    or   any   part  thereof, 
to   take   place   by   adverse   possession   or   prescription; 
or   to    conspire   or    collude    with   another   or   others   to 
effect  a    successive    series   or    division   or    subdivision 
of  a  larger   parcel   into    smaller   parcels   and  then   each 
or   any   of  the   smaller   parcels    into    smaller    parcels; 
or   to   be   or   become    a   party   to    a  friendly   or    sham 
lawsuit  or    litigation,    the   purpose   of  which    shall   be   to 
cause   or   to   permit  a   transfer   of  title   of  any   land   or 
part  thereof,    whether   improved   or   unimproved,    in   the 

City   of  ;    or   to   do    or    perform    any   other    act, 

or    willfully   omit  to    do    any   act  for   the   purpose   of   evad- 
ing  or   nullifying   the    provisions    of  this    Ordinance. 

SECTION      SALE   VOIDABLE.       Any   deed   of 

conveyance,    sale,    or    contract  to    sell   made   contrary 
to   the   provisions    of  this    Ordinance   is   voidable   at  the 
sole   option   of  the    grantee,    buyer,    or    person   contract- 
ing to    purchase,    his   heirs,    personal   representative, 
or   trustee    in   insolvency   or    bankruptcy    within   one    (l) 
year   after    the   date   of  execution   of  the   deed   of   convey- 
ance,   sale,    or    contract  to    sell,    but  the    deed  of   con- 
veyance,   sale,    or    contract  to    sell   is   binding  upon   any 
assignee   or   transferee   of  the    grantee,    buyer,    or   per- 
son  contracting   to    purchase,    other   than    those   above 
enumerated,    and   upon   the   grantor,    vendor,    or   person 
contracting   to    sell,    or   his    assignee,    heir,    or   advisee. 
However,    nothing   in   this    section    contained   shall   be 
deemed   to    render   void   or   voidable   any   trust  deed, 
mortgage,    or   other    encumbrance   in   the    hands   of   a 
bona   fide   holder   for   value. 

SECTION  CITY 'RESPONSIBILITY    IN 


LAND    SALES    OR    CONVEYANCE.       The   City   of 

shall   be   held  free   of  involvement   in,    or 

responsibility  for,    any   deed   of   conveyance,    sale   or 
contract  to    sell    made    contrary   to    the   provisions   of 
this    Ordinance.       No    building   or    occupancy    permit 
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shall   be   granted  for   buildings    or    structures   on  lots    or 
parcels    created    without  the    approval   required   by   the 
provisions    of  this    Ordinance. 

SECTION      SEPARATED    PARCELS.      Where 

land   is    separated   by   a   means    other   than    a    street, 
highway,    alley,    railroad  right-of-way,    flood   control 
right-of-way,    or   public    utility    right-of-way   from    other 
land   in   a   proposed   division   or    subdivision,    a   separate 
map   shall    be   prepared  for    each   of  the   divisions   or 
subdivisions    so    separated   and    each  of  the    maps   pre- 
pared   shall    comply    with   the   provisions    of  this    Ordin- 
ance . 

SECTION      EXCEPTION.       It  is    realized   that 

certain   parcels    of  land   exist  of   such   size,    subject  to 
such   title    restrictions,    sold   and   devoted  to    such  usage, 
that  it   is    impossible   for   the    owner   to   conform    to    the 
following   rules,    regulations    and    standards    when   divid- 
ed or   subdivided.       In   such   cases,    the    Commission 
may   determine   that   conditions    affecting   the    property   in 
question    warrant   and   require   that  exceptions   be    made; 
provided,    however,    that  no    exceptions    may     be    made 
to    any    requirement  imposed   by   the    Subdivision   Map 
Act.       No    exception    shall   be    made  unless    the   Commis- 
sion   makes    a  finding   or  findings    in    writing   that  such 
exceptions    are   necessary,    stating   the   reasons    and 
grounds    therefor .       Such  findings    shall   be    attached   to 
the   Commission's    report  to    the    Council    and    shall   be- 
come   a   part  thereof.       The    action   on    all    exceptions 
shall   be    subject  to    approval   by   the   Council. 
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ARTICLE    II 

Definitions 

Whenever    'words   or   phrases   used  in  this    Ordinance 
are  not  denned  herein  but  are   defined   in  the    Business 

and   Professions   Code,    State   of  ,    such 

definitions  are  incorporated  and  shall  apply  as  though 
set  forth  in  full  herein,  unless  the  context  clearly  in- 
dicates   a   contrary   intention. 

All   words   used   in   the   singular    shall   include  the   plural, 
and   plural   the   singular;    each   gender   shall   include   the 
others;    any   tense    shall   include   the   other   tenses;    the 
■word    SHALL    is    mandatory;    and  the    -word  MAY    is 
permissive . 

SECTION      ACREAGE    shall   mean   any  land   or 

portion  of  land  which  may  be  divided  into  individual 
parcels  of  land  conforming  to  the  provisions  of  this 
Ordinance. 

SECTION      ADVISORY   AGENCY    -    as   that 

term   is   used  in  the    Subdivision  Map  Act  shall   mean 
the  City   Planning   Commission. 

SECTION     ALLEY    shall   mean   a   public   or   pri- 
vate   way    at  the   rear   or    side   of  property,    permanently 
reserved   as   a   means   of  secondary  vehicular  or   ped- 
estrian   access   to    abutting   property. 

SECTION      BUILDING   LINE    shall   mean   a 

line  between  which  line  and  the  street  line  no  building, 
structure,  or  improvement,  or  a  portion  thereof,  may 
be    erected,    constructed,    or   established. 

SECTION  CITY    shall    mean   the   City   of 
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SECTION      CITY   CLERK    shall    mean   the    City 

Clerk   of  the   City   of  . 

SECTION      CITY    ENGINEER    shall   mean   the 

City   Engineer   of  the    City   of  _  . 


SECTION      COMMISSION    shall    mean  the    City 

Planning   Commission   of  the    City   of  . 

SECTION      COUNCIL    shall    mean   the    City- 
Council   of  the   City   of . 

SECTION      DESIGN    shall   mean    street  align- 
ment,   grades    and    -widths,    and    alignment   and    widths 
of  easements   and   rights-of-way   for    roads,    drainage, 
sewers,     water   supply,    lighting,    traffic    control   and 
other   utilities,    lot   area   and   dimensions,    land   dedicated 
for   park    and   recreational   purposes,    and   the   treatment 
of   such   factors   for    the   proposed  use   of  the   land. 

SECTION      DIVISION    OF    PROPERTY    - 

Division   of  property   other   than    a    "subdivision"    as    de- 
fined herein   shall    mean   any   land,    improved   or   unim- 
proved   shown   on   the    last  preceding  tax   roll   as    a  unit 
or   contiguous   units,     which   is    divided  for    the   purpose 
of  lease,    sale    or   financing,    either   immediate   or  future, 
into   two    (2)    or    more   lots    or   building   sites    and  for 
which   a    "parcel   map"    is   required.       Such   definition 
shall   not   apply   to    the    leasing   of   apartments,    offices, 
stores    or    similar    space    within   an   apartment  building, 
commercial   building   or«trailer   park,    nor    shall   this 
section    apply   to    mineral,    oil   or    gas   leases. 

SECTION      DRAINAGE   AREA   shall   mean   an 

area    which    would   require    storm    water    drainage    within 
the   drainage    zone    as    such    zone   is   delineated  upon   the 

official   drainage    zone    map   of  County    Flood 

Control    District. 
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SECTION      FINAL    MAP    shall   mean   a   map 

prepared   tn   accordance    "with   the   provisions    of  this 
Ordinance   and  those   of  any   applicable   local   ordinance 
and  the    Subdivision  Map  Act,    which   map   is   designed 
to   be   placed  on   record  in  the   office   of  the   County    Re- 
corder  of  the   County    of  . 

SECTION      FRONTAGE    shall   mean   the   line 

■where    a   lot  abuts    a   dedicated    street  or   highway   right- 
of  -way   line.       Frontage   is    expressed   in   lineal  feet   and 
is    measured   along   said   right-of-way   line,    unless   other- 
wise   specified. 

SECTION      GENERAL    PLAN   shall    mean   the 

long   range,    comprehensive,    general   plan   for   the   ord- 
erly  development  of   the   City,    adopted   by   the   Commis- 
sion  and   the   Council,    which   may   include   all   of  the 
elements    listed  in   the    State    Conservation   and   Planning 
Act. 

SECTION      GEOLOGICAL    REPORT    -    Sub- 
surface   exploratory    work   shall   be   performed  by   a 
soils    engineer   and    engineering   geologist  on.  hillside 
grading    work    when   required.       Subsurface    work    shall 
be   performed  for   the   purpose   of   securing  information 
on    which   the   soils    engineer   and   the   engineering   geo- 
logists   shall   base   recommendations   for    a   grading   pro- 
ject.      The    work    shall   be    conducted   at  locations    most 
likely   to    reveal   any    subsurface    weaknesses    which   may 
lead  to    landslide   or    settlement  failures.       Particularly, 
extensive   investigation   shall   be    conducted   where   the 
stability    will   be   lessened  by   the   grading   or    where    any 
of  the   following   conditions    are   discovered,    suspected 
or   proposed: 

A.    At  fault   zones    where   past  land  movement  is   evi- 
denced by   the   presence   of  fault  gouge. 
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B.  At  contact   zones   between   two    (2)    or    more   geol- 
ogic  formations. 

C.  At  zones  of  trapped  water  or  high  -water  table 
quite  often  associated  "with  Conditions  A  and  B 
above.. 

D.  At  bodies   of  intrusive    materials. 

E.  At  historic   landslides   or    -where  the   topography   is 
indicative   of  prehistoric   landslides. 

F.  At  adversely    sloped  bedding  planes,    short  range 
folding,    overturned  folds,    etc. 

G.  At  locations    where   a  fill   slope   is   to    be   placed 
above    a   cut  slope. 

H.  At  proposed  cuts  exceeding  twenty  (20)  feet  in 
height,  unless  in  extremely  competent  rock,  or 
of  lesser  heights    in   rock   of  questionable   stability. 

I.      At  locations    of  proposed  fills    exceeding  twenty 
(20)    feet  in  height. 

J.  Where  side  hill  fills  on  slopes  steeper  than  5:1 
are    proposed. 

K .     Wherever    water   from    rainfall   or   irrigation   or    other 
probable   sources   from    both   the   grading   project 
and   adjoining   properties    is    likely   to    reduce   the 
subsurface    stability   to    a   dangerous    degree. 

Where    any   of  the   particular   problem    zones   listed 
above   or   other    weaknesses    are   found,    subsurface   in- 
vestigation   sufficient  to    thoroughly   outline    the    problem 
shall   be    made.       The    soils    engineer   and    engineering 
geologist  shall    submit   a    written   report  to    the    Department 
of  Public   Works    of   their   findings.      Wherever   feasible, 
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the   soils    engineer    and   engineering   geologist  shall 
make    exploration   pits    and/or   borings   of   sufficient  size 
to    study   the    subsurface   conditions   including   bedrock. 
If  there   ar  e   natural    exposures   on  the   property    -which 
reveal   the    geologic    properties    of  the   underlying  bed- 
rock  adequately   for   the   purpose   of  the    geologic   report, 
this    information    may   be   used   in   lieu  of  subsurface    in- 
vestigation.      Other    aids   in   exploratory    work   may   be 
used   but   subsurface    exploratory    work    sufficient  to 
support  the   findings    shall   be   performed.       The   depth 
of   exploration   shall   be    adequate   to   reveal    weaknesses 
in    the    soil   or   underlying  bedrock    which    will   affect  the 
proposed   grading. 

SECTION      HIGHWAYS    shall   mean   any   thor- 
oughfare   existing   or   proposed,    indicated   as    such   on 
the   adopted    Select   System,    Master    Plan   of   Streets 
and    Highways,    General   Plan   or    similar   document  for 

the   City   of  .       The    minimum   right-of-way  for 

such   highway   shall   be    as    required   by   the   aforesaid 
official   plans . 

SECTION     HILLSIDE   AREA   shall   mean    any 

parcel   of  land   within   the   City   of  which  contains 

any   portion   thereof   with   a   grade   of  ten    (10)    percent 
or   more  . 

SECTION      IMPROVEMENT    shall   mean   only 

such   streets,    appurtenances,    works,    and   utilities    to 
be   installed,    or   agreed  to   be    installed   by   the    subdivid- 
er   on   the    land   dedicated   or   to    be   dedicated  for   public 
or   private    streets,    highways,    public    ways    and   ease- 
ments,   as    are   necessary  for    the   general  use   of  the 
lot  owners  in   the    subdivision,    their    customers   and   em- 
ployees,   if  any,    and   local   neighborhood   traffic   and 
drainage   needs,    as    a   condition   precedent  to    the   ap- 
proval   and   acceptance    of  the    Final  Map   thereof. 


•391- 


SECTION      LOCAL    STREET    shall   mean   a 

street  intended   -wholly   or   principally  for   local  neighbor- 
hood traffic . 

SECTION      LOT    shall    mean: 

A.  A  parcel   of  real   property    with   a   separate   and 
distinct  number   or   other   designation   shown   on   a 
plat  recorded   in   the   office   of  the   County    Recorder, 
or 

B.  A  parcel   of  real   property   delineated   on   an   ap- 
proved  map   of  a   record   of  survey,    lot   split  or 
parcel    map   as   filed  in   the    office   of  the    County 
Recorder   or    in   the   office    of  the   City    Engineer, 
and   abutting   at  least  one    (l)    public    street  or 
right-of-way,    or 

C.  A  parcel   of  real   property    containing  not  less    area 
than   required   by   the    zone    in    which   it  is   located, 
abutting   at  least  one    (l)    public    street  or   right-of- 
way. 

SECTION      LOT,    CORNER   shall    mean   a   lot 

located   at  the   intersection   or    interception   of  two    (2) 
or   more    streets    at  an   angle   of  not  more   than  one 
hundred   twenty    (120)    degrees,    the   lot   shall   be   con- 
sidered  an    "Interior   Lot". 


SECTION      LOT,    DOUBLE    FRONTAGE 


shall    mean   a   lot  having  frontage   on  two    (2)    streets 
but  with   access    limited   to   one    (l)    frontage   only. 

SECTION      LOT,    FLAG   shall   mean   a   parcel 

of  land    which,    due    to    unusual    conditions,    cannot  meet 
the   requirements   for  frontage   on   a   dedicated   or   pri- 
vate   street.      Where    such   conditions    exist  the   lot  may 
be   provided   access    by    way  of   a    "stem"    extending 
from    the    main   body    of  the   lot   to    the    street.       Said 
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"stem"    shall  be   a   part  of  the    subject  lot  and  not  a 
separate    parcel   or    an   easement  across    adjoining 
property. 

SECTION      LOT,    INTERIOR    shall   mean   a 

lot  other   than   a   corner   or   reversed   corner   lot. 

SECTION      LOT,    KEY    shall   mean   the  first 

lot  to    the   rear   of   a    corner   lot,    the   front  line   of   which 
is   a   continuation   of  the   side   line   of  the   corner  lot,    and 
where   the  key  lot  fronts   on  the    street  which  intersects 
the    street  upon    which  the    corner   lot  fronts . 

SECTION      LOT,    THROUGH   shall   mean    a   lot 

having  frontage  on  two  (2)  dedicated  streets  and  hav- 
ing the  right  of  access  to  both  of  said  streets,  not  in- 
cluding  corner   and   reversed   corner   lots. 

SECTION      LOT,    REVERSED    CORNER    shall 

mean   a   corner   lot,    the   side   line   of   which   is    substan- 
tially  a   continuation   of  the  front  lot  lines   of  the   lots   to 
its   rear;    whether   across   an   alley  or  not. 

SECTION      OWNER    shall   mean   any   person 

having   title   to   the   land   proposed  to   be   divided  under 
the  provisions   of  this    Ordinance. 

SECTION     PARCEL    MAP    shall   mean   a   map 

showing   the   division    of  land,    into    less   than   five    (5) 
lots   or   parcels,    prepared   in   accordance    with  the   pro- 
visions  of  this   Ordinance   and  the   Subdivision  Map  Act, 
and  in   a   manner   appropriate   for  filing   and  to   be  filed 
in  the   office   of  the    County   Recorder. 

SECTION      PARCEL    OF    LAND    shall   mean 

the   same    as    "Lot". 

SECTION      PERSON   shall   mean   any   individual, 

corporation,    company,    firm,    association,    partnership, 
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copartnership,    joint  venture,    joint  stock    company, 
receiver,    syndicate,    club,    estate,    business   trust, 
organization,    or    any   other   legal    entity   or    the    author- 
ized  representative   thereof. 

SECTION      PLANNING   COMMISSION    shall 

mean   the    Planning   Commission   of  the    City   of  ; 

may   also    be   referred   to   as    "Commission". 

SECTION   PLANNING  AND  COMMUNITY 

DEVELOPMENT  DIRECTOR    shall   mean   the    staff 
planning   official   of  the    City   of  or  his    des- 
ignated  representative,    sometimes   referred  to   as    the 
"Planning   Director". 

SECTION      PRELIMINARY    SOIL    REPORT 

shall     mean   a   report  prepared   by   a   registered   civil 
engineer    specializing   in   soil   mechanics    and    shall   be 
based   on   test  borings   or   excavations.       Soil   report 
shall   set  forth   sufficient  engineering  data   to    explain 
the  proposed   solution   to   any   geological  hazards   dis- 
closed  by   the   geological  report  and   any   geological 
hazards    that  may    be    created   by   the   proposed   grading 
and  any   structural   defects    which   may  occur   due   to 
the   presence   of   critically   expansive   soils   or   other 
soil   problems. 

SECTION      PUBLIC    UTILITIES    shall   include 

but  not  be   limited   to    all   electrical   power    and   telephone 
and  telegraph   service   installation,    community   antenna 
television    cables    and   gas    mains    and   water    mains. 

SECTION      RESERVE    STRIP    OR    OUT    LOT 

shall    mean   a   strip   of  land   one    (l)    foot  or    more    in 
width   dedicated  to    the   City   for   the   purpose   of  controll- 
ing the   access   to    streets   or   other   public    rights-of-way 
from    adjoining   property. 
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SECTION      RIGHT-OF-WAY    shall    mean   any 

public    or   private   right-of-way    including   any   area   re- 
quired  by   public    use    pursuant  to    the   General    Plan   or 
Official    Plan   of  the   legislative    body   of  the   City   of 


SECTION      STANDARDS    COMMITTEE    shall 

mean    a   committee    consisting   of  the   Director   of  Plan- 
ning  and   Community   Development,    Director   of  Public 
Works,    and   City   Attorney    -which   shall   recommend   to 
the   Chief  Administrative   Officer    matters    related  to    de- 
sign  and   processing   of  parcel   maps   and   subdivision 
maps. 

SECTION      STREET    shall   include    any   public 

dedicated   right-of-way   for    street,    highway,    avenue, 
boulevard,    parkway,    road,    lane,    walk,    alley,    viaduct, 
subway,    tunnel,    bridge,    public    road   easement  or   other 
roadways    except  freeways. 

SECTION STREET,    PRIVATE    shall   mean 

any  land  established  by  easement  of  record  and  used 
or  intended  to  be  used  for  ingress  or  egress  from  a 
lot  or   lots   but  not  dedicated   as    a   public    street. 

SECTION      SUBDIVIDER    shall   mean  a   per- 
son,   firm,    partnership,    corporation,    or    association 
who    causes   land  to   be  divided   into   a   subdivision  for 
himself  or   for   others. 

SECTION      SUBDIVISION    shall    mean   any 

real   property,    improved   or   unimproved,    or   portion 
thereof,    shown   on   the   latest  adopted   county   tax  roll 
as   a   unit  or    as    contiguous   units ,    which   is   divided   for 
the   purpose   of   sale,    lease,    or   financing,    whether   im- 
mediate  or   future,    by   any   subdivider   into   five    (5)    or 
more   parcels;    provided,    that  this   section    shall  not 
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apply   to    the   leasing   of  apartments,    offices,    stores,    or 
similar    space   -within   an   apartment  building,    industrial 
building,    commercial   building,    or   trailer   park,    nor 
shall   this    section   apply   to    mineral,    oil   or    gas   leases. 

"Subdivision"    shall   also   include   all  the   folio-wing: 

A.  Any   planned   development,    as   defined   in   Section 
11003   of  Article    1,    Chapter   1   of  the    Business 
and   Professions   Code   of  the    State   of  California, 
containing  five    (5)    or    more   lots. 

B.  Any    community   apartment  project,    as    defined   by 
Section    1100i+   of  Article    1,    Chapter    1,    of  the 
Business   and   Professions    Code   of  the    State   of 
California,    containing  two    (2)    or    more    apartments. 

C.  Any    condominium    project   containing   two    (2)    or 
more    condominiums   as   defined  in   Section   783    of 
the    Civil   Code,    of  the    State   of  California. 

D.  Any    stock   cooperative   as    defined  in    Section 
11003.2   of  Article   1,    Chapter  1 ,    of  the    Business 
and    Professions    Code   of  the    State   of   California, 
including   any   legal   or   beneficial   interests   therein, 
having  or   intended  to   have    two    (2)    or    more 
shareholders . 

Any    such   developments    shall   be    subject  to    all   provi- 
sions  of  this    Ordinance   pertaining  to    such   subdivisions. 

SECTION      SUBDIVISION  MAP    ACT    shall 

mean   Chapter   2,    Part  2,    Division   i+,    Business    and 
Professions    Code,    State   of  California. 

SECTION      TENTATIVE   MAP    shall    mean   a 

map   made   for   the   purpose   of   sho-wing   the    design    of 
the   proposed   subdivision   and   the    existing   conditions    in 
and   around   it   and   need  not  be    based   upon    an   accurat  e 
or   detailed  final    survey   of  the   property . 
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SECTION      TRACT    shall    mean   a   portion   of 

land   comprised   of   an   entire   subdivision   and  to    which 
an  official   tract  number  has   been   assigned  by  the 
County   Engineer's    office   for    the    purpose    of  legal   de- 
scription  and  recordation. 
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ARTICLE    III 

Tentative   Map. 

SECTION      TENTATIVE    MAP    PREPARA- 
TION .       The    subdivider    shall   cause   the    Tentative 
Map    covering  the    area   proposed  to   be    subdivided   to 
be   prepared   by   a   registered   civil   engineer,    licensed 
land   surveyor,    registered   landscape   architect,    licens- 
ed  architect  or   land   planner,    and   such    Tentative   Map 
shall   be    in   full    compliance    with   the   requirements    of 
this    Ordinance. 

SECTION      CONTOUR    MAP    OF    AREA 

ADJACENT    TO    SUBDIVISION.      Where   the    Ten- 
tative  Map    covers    only   a   portion   of  the    area   owned 
by   the    subdivider,    and  the   balance   is    planned  for   future 
subdivision,    then   the    Director   of  Planning   Community 
Development   may    require    a   map    showing   proposed 
land   use,    contours    of  the    entire    area,    and    a   proposed 
street   and   street  grade,    storm    drain   and   sanitary 
sewer    layout   within   the    area.       Such    map    shall   not 
be   deemed   to   be    a    Tentative   Map,    but   as    a   guide   for 
the    Tentative   Map   under   consideration    and   for   future 
Tentative   Maps    in   that  area. 

SECTION   TENTATIVE  MAP  PROCESSING. 

A   subdivider    shall    present  twenty   five    (25)    white 
copies    of  the    said    Tentative   Map    and   a    brownline 
transparency   of   same    and   twenty   five    (25)    copies 
of  the    accompanying   owner's    statement   with   the   re- 
quired  filing  fee   to    the    Director   of   Planning   and   Com- 
munity   Development  for    staff   consideration.       Before 
the    Tentative   Map    may   be    submitted   to    the    Planning 
Commission   each    copy   thereof   shall   have    been   certi- 
fied  by   the    Director   of  Planning   and   Community    De- 
velopment  as   to    its    compliance    with   all   provisions    of 
this    Ordinance,    and   that  a   tract  number    shall   have 
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been   secured  from    the   office   of  the   County    Engineer. 
The    Tentative  Map    shall   then     be   deemed  filed   when 
accepted   as   to   form    and   content  by   the   Director   of 
Planning   and   Community   Development. 

SECTION      OPTIONAL    PRELIMINARY 

PROCEDURE.       Prior   to   the   filing  of  a    Tentative 
Map,    a    subdivider    may   submit  to   the   Director   of 
Planning   and   Community   Development  plans    and   other 
information   concerning   a  proposed  or    contemplated 
development.       The    Director   of  Planning   and   Commun- 
ity  Development  shall   then,    -within  ten    (10)    calendar 
days,    schedule    a    conference    with   the    subdivider   on 
such  plans    and  other   data   and   make   recommendations 
to   the    subdivider    as    shall   seem    proper   regarding   such 
plans    or   other   data,    and   shall   recommend   consultation 
by   the    subdivider    with   other    public   or    private   agencies 
as   may    be   disclosed   by  the   plan  to   be    interested. 
This    subdivision    conference   is    an   optional   procedure 
which   may   be    elected   by   the   subdivider   and   is   not 
required   by   this    Ordinance. 

SECTION      SUPPORTING  MATERIAL.    The 

following   items    shall   be    submitted   with   the    Tentative 
Map: 

A.  A   statement  of  the   general   character   of  the   im- 
provements  proposed  for   the    streets    in   the   pro- 
posed  subdivision    shall   be   filed   with  the    Tentative 
Map.       This    statement  of  intent  shall   include   such 
items    as    street  trees,    lighting   system,    sidewalk, 
curb,    gutter,    paving,    conduits    and   all   public   utili- 
ties,   mains   and   services. 

B.  A  statement  of  the   proposed   restrictions    shall   be 
furnished   with   the    Tentative   Map. 

C.  A    statement  that  the   applicant  is   the    owner   or    is 
legally    enpowered  to    act  for   the   owner   of  the 
property  for    which  the    application   is   filed. 
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D  .     A   preliminary    soil   report   shall   be    submitted  for 

every    subdivision   as    required  by   the    State    Health 
and    Safety   Code. 

E.     Where   open   spaces   for    parks    and   recreational 
uses    are    indicated,    the    methods   of  providing   for 
maintenance   of  these   areas    shall   be    submitted. 

SECTION      TENTATIVE    MAP    REQUIRE- 
MENTS.      Said    Tentative  Map    shall   be    clearly   and 
legibly   drawn.       The    minimum    dimensions    of  this    map 
shall   be    eighteen    (18)    inches    by   twenty    six    (26)    inches 
The    scale    of  the    map    shall   be   large    enough   to    show 
clearly    all   details    thereof,    but  is    in   no    case   to    be 
smaller   than   one    (l)    inch   equals    one   hundred    (100) 
feet.       Said   map,    and   the   accompanying  owners'    state- 
ments,   shall    contain   the  following   information: 

A.  The   tract  number    as    secured  from    the    County 
Engineer . 

B.  The   boundaries    of  the   property   subdivided   and 
suitable   ties    to    government   corners    or    corners 

of   recorded   subdivisions    or   other   recognized   sur- 
vey   corners    or    lines,    and,    if  the   property   is    a 
portion   of  a   governmental   legal   subdivision,    the 
section,    half-section,    and    quarter-section   lines 
thereof,    or,    if  the   property    is    a   portion    of   a 
prior    recorded   private    subdivision,    the   lot  and 
block   boundaries    of  such   existing   subdivision. 

C.  Name  and  address  of  record  owner  or  owners  of 
property  to  be  su  bdivide'd  and  of  property  owners 
immediately    abutting. 

D.  Name  and  address  of  subdivider  and  of  registered 
owner . 
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E.  Name,    business    address,    and   registration  number, 

certificate,    or    other   acceptable    evidence   of  pro- 
fessional  certification   of  person    who    prepared   map. 

F.  Location,    size,    and   character   of   all   existing   pub- 
lic   utility  facilities    in   the   proposed   subdivision   or 
adjacent  thereto  . 

G.  The   locations,    names,    and    widths   of   all   existing 
or    proposed   streets,    and   freeways   in   or   adjacent 
to    the    subdivision   and   their    approximate   grades. 

If   any   proposed   street  in   the    subdivision   is    a    con- 
tinuation  or    approximately    a    continuation   of  an 
existing   street,    the    conformity   or   the    extent  of 
nonconformity   of   such   proposed   street   with   such 
existing   street   shall   be    accurately    shown. 

H.  The  approximate  width  and  location  of  all  existing 
and  proposed  easements,  whether  public  or  pri- 
vate, the  streets,  drainage,  sewerage,  and  pub- 
lic  utilities . 

I.      Approximate   radius   of   each    curve. 

J.      Approximate   lot  layout  and   lot  numbering,    and 
appropriate   dimensions   for    each   lot. 

K.     Area   of  smallest  lot  in   tract. 

L .     Approximate   boundaries   of  area   subject  to    inunda- 
tion,   storm    water   overflow,    or   high   ground    water, 
and   the   location,    width,    and   direction    of  flow    of 
all    water    courses. 

M.     Plan   for   drainage    and  for    handling   storm    water. 
Direction   of  flow    of  surface    water    shall   be   shown 
by    arrows.       Show    approximate   grades   for   pro- 
posed  drainage. 
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N.     Existing  use   or   uses   of  the   property,    and,    to    scale, 
outline   of  any   existing  buildings   not  to   be   moved  in 
the   development  of  the    subdivision   and   their   loca- 
tions  in  relation  to   existing  or   proposed   street  and 
lot  lines. 

O.     Statement  of  the   present  use    zone   and   proposed 
use    or   uses    of  the   property. 

P.     Source   of   water   supply. 

Q.     Provision  for    sewerage    and   sewer   disposal,    in- 
cluding  approximate   grade. 

R.     Proposed  public    areas   to   be   dedicated. 

S.     Approximate   contour   of  the   land   at  intervals   not 
more   than  two    (2)    feet  if  the   general    slope   of  the 
land  is   less   than   five    (5)    percent,    or   at  not  more 
than  five    (5)    feet  if  the    general   slope   of  the   land 
is    greater   than   five    (5)    percent,    or    at  not  more 
than   ten    (10)    percent. 

T.     Statement  of  the   improvements   and  public   utilities 
proposed  to   be    made  or   installed. 

U.     Approximate   location   of   all   trees   or    stands   of 
trees    over    six    (6)    inches    in   diameter    standing 
within   the   boundaries   of  proposed   public    rights- 
of-way. 

V.     Reserve   strips,    walls,    or    other   devices   for    con- 
trolling  access   to    restricted   access    streets. 

W.     Height   and   location   of   street  lights    proposed  by 
subdivider . 

X.     Date,    north   arrow,    and    scale. 
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A   statement  of  a   street  tree-planting   schedule   in 
accordance   -with   the   provisions   of  Ordinance   No 


S.     A   sketch   at  the    corner   of  the    Tentative  Map    at 
a   minimum    scale   of  one    (l)    inch  to   one  thousand 
(1,000)    feet  indicating  the   location   of  the   proposed 
subdivision   in   relation   to    the   surrounding   area   or 
vicinity. 

AA.  The   boundary   of   city,    county,    school,    park,    or 
other   public    grounds   or    property   in   or   adjacent 
to    the    subdivisions. 

AB.  The    areas    designated  for   parks,    recreation, 
schools    and   other   public   uses. 

SECTION      ALTERNATE   PLANS.       In  the 

event  the    subdivider   shall   elect  to    submit  one   or   more 
different  plans   or    subdivisions,    he   may   file    all   simul- 
taneously  paying   a   filing  fee   for    each.       In   such   event, 
the   Director   of   Planning   and   Community    Development 
shall   proceed  to   take   the    same    action  for    each   as    is 
provided   in   this    Ordinance. 

SECTION        DEPARTMENTAL  REPORTS. 


Upon   receipt  of   a   copy   of  such   Tentative   Map   and 
owners1    statements,    each  officer,    department,    or 
division   to    -whom    or   to    which    same   has   been   trans- 
mitted  pursuant  to    Section  shall   examine   same   to 

ascertain    if  the    same    conforms   to   the   requirements 
coming    within  the    authoritative    scope   of   such   officer, 
division,    or   department.      Within   ten    (10)    days    after 
the   receipt  thereof,    each   such   officer,    division,    or 
department   shall    make   to   the   Director   of   Planning 
and   Community   Development   a   report  in    writing  thereon 
stating   if  the    map    conforms    to    the   requirements    coming 
within   his    authoritative    scope.       If  the    map   does   not   so 
conform,    each  officer,    division,    or   department'  shall   so 
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state    and   set  forth   the   particulars    -wherein   said   map 
or   owners1    statements   do   not   conform    and    what 
changes    are   necessary   to   bring   them    into    conformity. 
When   the   Director   of  Planning   and  Community  Devel- 
opment has    received   all   such   reports,    he    shall   im- 
mediately   call   a   meeting  of  the    Standards    Committee 
to    consider   all   reports    submitted   and   prepare   a   com- 
posite,   written   staff   recommendation  to   the    Chief  Ad- 
ministrative   Officer   for   his   review .       The    Director    of 
Planning   and   Community   Development  shall,    after    ap- 
proval  of  the   Chief  Administrative   Officer,    promptly 
refer    copies   of  the    Tentative   Map,    owners'    statement 
and   staff   report  to    the    Commission   and    to    the    subdivid- 
er . 

SECTION        ACTION  BY  THE  PLANNING 


COMMISSION.       Within   thirty    (30)    days    after   receipt 
of  the   departmental   reports,    said   Commission    shall 
approve,    approve    with   conditions,    or   disapprove    Ten- 
tative  Map   or   any    portion   thereof.       The    action   of  the 
Commission   on   the    Tentative   Map   shall    be    reported 
in   writing   to   the    Council    and   the    subdivider    within 
forty    (1+0)    days    of  the   date   of  filing   of  the    Tentative 
Map.       The   time   for    action   by   the   Commission   may   be 
extended   with   the    consent  of  the    applicant. 

SECTION      ACTION    BY   CITY    COUNCIL 

A.     Appeal   to    Council.       If  the    subdivider    is   dissatis- 
fied   with   any    action   of  the    Commission    with   respect 
to    the    Tentative   Map   or   the    requirements   related 
to    the    approval   thereof  by   the   Commission,    he 
may,     within   fifteen    (15)    days,    appeal   to   the    Coun- 
cil  for    a   public    hearing   thereon.       The   Council 
shall   hear   the    appeal,    upon   notice   to    the    subdivider 
and   the    Commission,    within   fifteen    (15)    days    after 
the   filing   of   said   appeal   or    at  its   next   succeeding 
regular    meeting.       Upon    conclusion    of  the    appeal, 
the    Council    shall,    within    seven    (7)    days,    declare 
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its   findings   based  upon   the   testimony   and  docu- 
ments   produced   before   it. 

B.  Council  Action  When   No   Appeal.      In   the   event 
no    appeal   is   filed  by  the   subdivider,    the   Council 
shall   act  on   the   report  of  the   Commission   within 
ten    (10)    days    or   at  its   next  succeeding   regular 
meeting   after   receipt  of  the   report. 

C.  Council's   Action.      Upon    conclusion   of  the   appeal, 
or   after   consideration  of  the   report,    testimony, 

or   other   related   matters,    the   Council   may   sustain 
modify,    reject,    or   overrule   the   recommendations 
or   determinations   of  the    Commission. 

SECTION      EXTENSION   OF    TIME.    Time 

limits    required  in  this  Article   for    acting   on   a    Tenta- 
tive Map   may   be   extended  by    mutual   consent  of  the 
subdivider,    Commission  or   Council,    as   the   case   may 
be. 
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ARTICLE    IV. 

Final   Maps. 

SECTION      ACCEPTANCE   FOR    CHECKING. 

No    Final   Map   of   a    subdivision    shall   be    accepted  for 
checking   by   the   City    Engineer   until   the   Council's    action 
on  the    Tentative   Map    shall   have   been   received  by   him 
and   partial    checking   fees   paid   and   then   only   in   the 
event  that  the   Final  Map   shall   conform    to    the   Council's 
action  thereof. 

SECTION      TIME    LIMIT. 

A.  Within    eighteen    (18)    months    after    approval   or    con- 
ditional  approval   of  the    Tentative  Map   or   maps, 
the    subdivider    may   cause   the   subdivision   or    any 
part  thereof  to    be    su  rveyed   and  the    Final  Map   to 
be   prepared   in   accordance    -with  the    Tentative  Map 
as    approved,    or    conditionally    approved.    Street 
rights- of- w ay   or    easements   needed  for    access    to 
non   contiguous    parts   shall   be   provided   on   or    with 
the    Final  Map.       Upon   application   of  the    subdivider, 
an   extension   of  not  exceeding  one    (l)    year   may   be 
granted  by  the   Council. 

B.  Any   failure   to    record   a    Final   Map    within   eighteen 
(18)    months   of   approval   or    conditional    approval 

of  the    Final  Map,    or   any    extension   thereof  granted 
by   the   governing   body,    shall   terminate    all   proceed- 
ings.      Before    a    Final  Map   may   thereafter   be   re- 
corded,   a   new    Tentative   Map   shall   be    submitted. 

SECTION      FINAL    MAP    PROCESSING.     The 

Final   Map    shall   be    considered    complete   for   filing    when 
it  complies    with   all    provisions    of  this   Article    and   is 
accompanied    with   the    statements,    agreements,    cash 
and/or   bonds   required. 
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A.  Filing.       The    subdivider    shall  file   the   following    with 
the   Director   of   Public   Works. 

1.  Twelve    (12)    blueline    copies,    original  tracing 
on   linen   or   film    and   duplicates   on   linen   or 
film,    boundary   traverse    map,    approved   im- 
provement plans;    and   the   required  filing   and 
checking  fees.      Said   map   shall   be   accompan- 
ied by  traverse   sheets    showing   the   closure 
within   allowable   limits    of  the    exterior   boundary 
and  of  each   irregular   block   and   lot. 

2.  Title  guaranty,  deed  restrictions,  improve- 
ment agreement  and  bond,  if  not  previously 
filed . 

B.  Departmental  Approvals.  The  following  functions 
shall  be  acted  upon  within  twenty  (20)  days  after 
filing : 

1 .  The   Director   of  Public   Works    shall   examine 
the   Final   Map.       If  he    shall   determine   that  the 
surveys    are    correct  and  that  said   map   is 
technically   correct,    substantially   conforms    to 
the    Tentative  Map    and   any   approved   alteration 
thereof,    and   to   the   provisions   of  this   Ordin- 
ance  and   the    State   Map  Act,    he    shall   so 
certify   on    said   map   and   transmit  the   same   to 
the   City   Clerk.       If  he    shall  find  that  full   con- 
formity  has    not  been    made,    he    shall   so    ad- 
vise  the   subdivider    in    writing   and   afford   him 
an   opportunity  to    make   the  necessary  changes. 

2.  The   Director   of  Planning  and   Community   De- 
velopment shall   examine   the   Final  Map.      If  he 
shall   determine  that  the    map    substantially   con- 
forms  to    the    approved    Tentative   Map   and    any 
condition   imposed   thereon,    he    shall    so    certify 
on   said   map. 
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3.      When  filing  is   completed  and  approved  as   out- 
lined,   the   Director   of  Public  Works    shall 
transmit  the  following   as   provided  by  the 
subdivider:    an  original   linen   or   one    (l)    dup- 
licate  transparency   on  film    suitable  for   re- 
production,   with  all   accompanying   statements, 
agreements,    cash   and/or  bonds    required, 
(and  the   recording  fee)    to   the   Council  for 
consideration. 

SECTION      APPROVAL    BY    COUNCIL.    Upon 

presentation  of  the   above   material  by  the   Director   of 
Public  Works   as    aforesaid,    the   Council   shall   consider 
said   map,    the  plan   of  subdivision,    and   offers   of  dedi- 
cation.      The   Council   may  reject  any   or    all  offers   of 
dedication   or  require    dedication   of  all   proposed   streets . 
In   the    event  that  improvements    are   required  under   the 
terms    of  this   Ordinance   or   by   law,    the   Council   shall 
approve    a   contract   with  the    subdivider  for   posting   a 
bond   or   cash  deposit  as   provided  herein.       In   such 
case,    when   the   agreement  and  bond  or    cash  deposit 
has   been   approved   by   the   City   Attorney   as   to  form, 
and  by   the   Director   of  Public  Works   or   the   Council   as 
to    sufficiency,    the    Council   may    consider   the    Final  Map. 

After   the   Council   shall   determine   that   said   map  is    in 
conformity   to   the   requirements   of  this    Ordinance,    it 
shall   approve   said   map  by   resolution.       In   case   the 
Council    shall  determine   that  said   map   is   not  in   con- 
formity   with  the   requirements   of  this    Ordinance,    it 
shall   disapprove    said   map,    specifying   reasons   there- 
fore   and   advising  the   subdivider   of  such    disapproval. 
Within   ninety    (90)    days   thereafter,    the   subdivider   shall 
file   with   the   Director   of  Public  Works    a   map   altered 
to    meet   with  the   approval   of  the   Council   and   shall   con- 
form   with   these   procedures    as    specified   herein. 
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SECTION     RECORDING.      The    City   Clerk, 

after   approval  by   the   Council    and   after    signature   and 
seals   have   been   affixed,    shall  transmit  the    Final  Map 
in  duplicate    cross-tracing,    accompanied  by   the  neces- 
sary  recording  fee,    to   the   County    Recorder.      No 
map   shall   have   any  force   or   effect  until   it  has   been 
approved   by  the   Council,    and  no   title   to    any   property 
described   in   any   offer   of  dedication   shall   pass  until 
recordation   of  Final  Map.       No   building   permit  shall 
be   issued  until   recordation   of  the   Final  Map. 

SECTION   SEPARATED  PARCELS.   No 

land   shall   be    subdivided  on   any    single    map    when   such 
land   is    separated   or   divided   into   two    (2)    or    more 
parcels    or   portions    by   any   parcel   of  land,    other   than 
a   street,    alley,    railroad   right-of-way,    public   utility 
right-of-way,    or   flood   control   right-of-way,    and    when 
such   land   is    so    separated,    each    separated   parcel   or 
portion   thereof,    if   subdivided,    shall   be    subdivided   as    a 
separate   parcel   and   shown   on   a   separate    subdivision 
map. 

SECTION      FINAL    MAP    CONTENT.       The 

Final   Map    shall    show    the   following: 

A.  Boundaries    and    Streets.       The    exterior   boundaries 
of  the    property;    the   borderlines    and   center   lines 
of   all    proposed    streets    and   alleys,    with   their    width 
and   names;    any   other   portions   intended   to    be   dedi- 
cated  for    public    use.       In    case   of  branching   streets, 
the   line   of  departure   from    one   street  to    another 
shall   be   indicated. 

B.  Adjacent   Streets.       The    lines   of  all   adjoining   prop- 
erties;   the   lines   of  adjacent  streets    and   alleys, 
showing  their    widths    and   names. 

C.  Lot  Lines    and   Numbers.       All  lot  lines    and  num- 
bers  for   all   lots,    building   lines,    easements,    and 
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their   purposes.      All  lots    are   to   be   numbered   con- 
secutively throughout  the    subdivision   starting   with 
the   number    "1",    except  units   of  a   total   develop- 
ment,   which   shall   be  numbered   consecutively 
throughout  the   development. 

D.  Dimensions .      All   dimensions,    both   linear   and 
angular,    for   locating  boundaries   of  the    subdivision, 
lots,    street  and   alley   lines,    easements    and  build- 
ing  lines.       The   linear   dimensions    shall  be   express- 
ed  in  feet  and  hundredths   of  a  foot. 

E.  Monuments.      All   permanent  monuments,    together 
with   their   description,    shall  fully   include  their 
location   and   size,    and  if  any   points    were   reset 
by   ties,    that  fact  shall   be    stated. 

F.  Titles    and  Description.       Title   and   description   of 
property   being   subdivided   showing   its    location    and 
extent,    points   of   compass,    scale   of  plan,    bases 

of  bearing   and  names    of   subdivider    and   of  engineer 
or    surveyor   platting  the   tract. 

G.  Inundation .       Boundaries   of   any   areas    within   the 
proposed   subdivision    which    are    su  bject  to   periodic 
inundation   by    water. 

H.      Private    Restrictions.      Any   private    restrictions    shall 
be    shown   on   the   plat  or   reference   to   them   thereon; 
and   the   plats    shall   contain   proper   acknowledgment 
of  owners    and   mortgagees    accepting   said  platting 
and   restrictions . 

I .       City    Boundaries.       City   boundaries    which   adjoin   a 
subdivision    shall   be    clearly   designated   and   located 
in   relation   to    adjacent  lot  or   block   lines.      No    lot 
shall   be    subdivided   by   a    city   boundary   line. 
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J.       Setback  Lines.       Zoning   setback   lines    shall   be 
shown   as   fine,    dotted  lines. 

K.      Title    sheets    shall   indicate    -where   vehicular   access 
rights   have   been   surrendered  on   major,    thorough- 
fare,   and   expressway   streets. 

SECTION      ADDITIONAL   MATERIAL.       The 

following   additional    material   shall   be   submitted   with   the 
Final  Map. 

A.  Traverse  Sheets.  The  subdivider  shall  furnish 
the  City  Engineer  traverse  sheets  prepared  by  a 
registered  civil  engineer  or  a  licensed  surveyor 
showing  the  mathematical  closure  within  one  (l) 
foot  to  ten  thousand  (10,000)  feet  perimeter  of  the 
exterior  boundary  of  the  tract  and  of  each  block 
within  the   tract  and   each   irregular   lot. 

B .  Guaranty  of   Title.       The   subdivider    shall  furnish 
to   the    Council   a   guaranty   of  title   or   letter  from 
a   competent  title   company,    certifying  that  the 
names   of  all   persons    whose    consent  is   necessary 
to   pass   a   clear   title  to   the   land  being   subdivided, 
and   all   acknowledgments   thereto,    appear   on  the 
proper    certificate   and  are    correctly    shown   on 
said   map,    both   as   to    consent  as   to   the   making 
thereof  and   affidavits   of  dedication    where  neces- 
sary.      Such   a   guaranty   shall   be   issued  for  the 

benefit  of  the   City   of  and   protection   of 

the   Council   and   shall   be   continued   complete   up  to 
the    instant  of  recording. 

C.  Improvement  Agreement.       The   subdivider   shall 
file   an   agreement  for   all   improvements    as   herein 
required  and   as    may   be  further  required  by  the 
Council  or  by   law ,    and   shall   secure   the   perfor- 
mance  in  accordance   with  the   standards   of  Sec- 
tion         . 
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D.  Taxes .      Prior   to   the   filing  of  the   Final   Map,    the 
subdivider   shall  file    with  the   Clerk   of  the   County 

of  a   certificate   from    the   oificial   computing 

redemptions    in  County   and   in   the   City   of 

,    showing   that  according  to    the   records   of 

his    office   there    are   no    liens    against  the    subdivision 
or    any   part  thereof  for   unpaid   state,    county,    muni- 
cipal,   or   local   taxes   or    special   assessments    col- 
lected  as   taxes,    except  taxes   or    special   assess- 
ments  not  yet  payable. 

As   to    taxes   or    special   assessments    collected   as 
taxes   not  yet  payable,    the    subdivider    shall  file 

■with   the   City   Clerk   of  the   County   of 

a    certificate   by    each   proper   office,    giving  his 
estimate   of  the   amount  of  taxes   and   assessments 
which   are   a   lien   but  which   are  not  yet  payable. 

Whenever   any   part  of  the    subdivision   is    subject  to 
a   lien  for   taxes   or   special   assessments    collected 
as   taxes    which   are   not  yet  payable,    the   Final 
Map    shall  not  be   recorded   until  the   owner   or    sub- 
divider   executes    and  files    with  the    Board  of   Sup- 
ervisors  of  County   a   good   and   sufficient 

bond   to    be   approved  by   the    Board   and   by   its 
terms    made   to    inure   to    the    benefit  of  the   County 
upon   the   payment  of  all   state,    county,    municipal, 
and   local   taxes    and   all   special   assessments    col- 
lected  as   taxes,    which   at  the   time   of  the   Final 
Map   is   recorded   and   are    a   lien   against  the   prop- 
erty,   which   are  not  yet  payable.       In   lieu  of  a 
bond,    a   deposit   may  be    made   of  money   or  nego- 
tiable  bonds   in   the   amount,    and  of  the   kind   ap- 
proved for   securing  deposits   of  public    money. 

E.  A  dedication  letter  dedicating  all  streets,  alleys, 
public  improvements,  and  utilities  and  easements 
rights   to   the   City. 
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F .  Proper  notation   and  identification   of  soil   reports 
on   the   title    sheet  as   required  by    State   Map  Act. 

G.  Three    (3)    copies    of  the   proposed   restrictions    in 
the   final   form    as    a   Declaration   of   Restrictions, 
signed   by   all   of  the   owners    of  any    interest  in   the 
subdivision    who    sign   the   final   subdivision   map. 
All   three    (3)    copies    shall   be   acknowledged  by 
the    signers   before   a   Notary   Public,    and   in   a 
form    which   will   enable    it  to    be   recorded   in   the 

office   of  the    County    Recorder   of  

County,    . 

SECTION  FINAL    MAP    FORM. 


A.  The    Final  Map   or   plan    shall   be    made   to    a   scale 
large    enough   to    show    the   details    clearly,    minimum 
scale   of  one   hundred    (100)    feet  to    the    inch  or 
larger,    using    more   than   one    (l)    sheet  if  neces- 
sary  to   furnish   the   desired   space.       The   original 
shall   be   drawn   in   black   ink   upon   tracing  cloth 

of  good    quality,    and   the    size   of  the    sheet  shall 
be    eighteen    (18)    inches   by   twenty   six    (26)    inches, 
all   sheets   having   a   two    and   one-half    (2-1/2)    inch 
margin  on   the   left  border    and   a   one    (l)    inch 
margin   on   all   other   borders. 

B.  Each    sheet  shall   be  numbered,    the   relation   of 
one    sheet  to    another   clearly    shown,    and   the   num- 
ber  of   sheets   used   in   the    map   shall   be   set  forth 
in  the   title   of   said   map.       If  more   than  two    (2) 
sheets    are   necessary  for   the   map,    an   index   map 
shall   be   required. 

C.  Title    Sheet.       The   title   of   each    such    Final  Map 
shall   consist  of  a  number    conspicuously   placed 
at  the   lower    right-hand   corner   of  the    sheet, 
followed  by   the    words,    "Consisting   of  sheets" 
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(showing  the  number   thereof)  ,    folio -wed  by  the 
■words,    "lying    within  the   City   of  ". 

D .     Subtitle .       The   title   sheet  shall   also    contain   a   sub- 
title  giving   a   general   description   of  the   property 
being   subdivided  by  reference   to    maps    which  have 
been   previously   recorded   or   by   reference   to    the 
plat  of  a   United   States    Survey.      Each   reference 
in    such  description,    to    any   tract  or    subdivision, 
shall   be   spelled   out  and    worded  identically   with 
the   original   record  thereof  and  references   to   book 
and   page   of  record   must  be   complete. 

SECTION        REVERSION  TO  ACREAGE 


MAP .       The   requirements   for    a   reversion   to    acreage 
map   shall   be   the    same   as    stated  herein,    except  that 
upon   title    sheet  of  each   map  filed  for   the   purpose   of 
reverting   subdivided   land  to   acreage,    the    subtitle    shall 
consist  of  the   words    "A  reversion  to   acreage   of 

"    (insert  a   legal   description  of  the   land   being 

reverted.  ) 

SECTION      SURVEY    PROCEDURE   AND 

PRACTICE.       The   procedure    and   practice   of  all 
survey    work   done    on    any   subdivision,    whether   for 
preparation   of  Final  Map  or    Parcel  Map,    shall   con- 
form   to    the    accepted   standards    of  the    engine  ering 
profession.       The    allowable    error   of   closure   on    any 
portion   of  a   Final  Map   or   approved   Parcel  Map   shall 
be   1/10,000. 

In   the    event  that  the   City   Engineer,    or   the    State 
Highway    Engineer,    shall   have    established   the   center 
line   of   any    street  or    alley   in   or    adjoining   a   subdivision, 
the    Final   Map   or    approved    Parcel  Map    shall    show 
such   center   line   together    with    reference   to    a  field 
book   or    map   showing   such   center   line    and   the    monu- 
ments   which  determine   its    position.       If  determined   by 
ties,    that  fact  shall   be    stated   upon   Final  Map   or    ap- 
proved   Parcel   Map. 
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SECTION  DEDICATION   EXCEPTIONS 


Dedication   is   not  required   on    any   map   referred   to    in 
Section   11537   of  the    Subdivision   Map  Act  and/or   on 
any   map   made  for   the   sole   purpose   of  establishing 
existing   land   title   boundaries. 

SECTION  MAP  SHOWING  STRUCTURES. 

Any  Final  Map  of  a  subdivision  presented  to  the  City 
for  acceptance  of  easements  and  recordation  shall  be 
accompanied  by  an  additional  copy  on  which  is  delin- 
eated all  the  structures  existing  within  the  easements, 
except  publicly-owned  storm  drains,  water  lines, 
sewers,  and  other  sanitary  facilities,  whether  such 
structures    are   on   recorded   easements    or   not. 

SECTION      EASEMENT    CERTIFICATE. 

Any   Final  Map   presented  to    the   City  for    acceptance 
of  easements    and   recordation    shall  have    written   there- 
on,   in    addition   to    or    as    a   part  of   any   other    certificate 
required,    a   certificate    signed   by   the   owner    and  the 
subdivider    and   by    all   persons    claiming   any   interest 
other   than   a   right-of-way,    easement,    or   other   interest, 
none   of    which   can   ripen  into    a   fee,    and   the   land   shown 
included    within   the    subdivision    shown   on   the    map,    in 
substantially   the   following  form  : 

"We   hereby    certify   that,    except  as    shown  on    a 
copy    of  this    map   on  file    in    the   office   of  the   City 
Engineer,    we   know   of  no    easement  or    structure 
existing   within   the    easement  hereby   offered  for 
dedication   to    the    public,    other   than   publicly-owned 
water   lines,    sewers,    or    storm   drains;    that   we 
will   grant  no    right  or   interest   within   the   boundar- 
ies   of   said   easement  offered   to   the   public,    except 
where    such   right  or   interest  is    expressly    made 
subject  to   the    said   easements." 

SECTION      WAIVER    OF    SIGNATURES.     If 

the   owner    of  an    easement  or   right-of-way   of  any  kind 
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or   nature    in   any   right-of-way   offered  for    dedication, 
who   has   no   other    interest   whatever   in   any   part  of  the 
lands    included   within   the   subdivision,    refuses   to    make 
his   easement  subject  to    any   right-of-way   offered   to 
the   public ,    but  the    Final  Map    in    all   other    respects 
complies    with   this   Article   and    with  the    Subdivision 
Map  Act,    and   the    Council   finds   that  the    subdivider 
has    in   good  faith    attempted   to    obtain   the   necessary 
signature   from    such   owner    and  has   been   unable   to 
do    so,    and   that   a   refusal   to    accept  the    Final   Map   for 
recordation    would    work   an   undue   hardship   on   the 
subdivider,    than   by    a    majority   vote   of  all   its    members 
the   Council   may   accept  such   map. 
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ARTICLE   V. 

Parcel  Maps. 

SECTION      PURPOSE.       The   purpose   of  this 

Article    is    to    supplement  the    Subdivision  Map  Act  in 
order   to    provide  for    a  division   of  land   into   four    (i+) 
parcels    or   less,    and   to    govern    such   a   division   of  land 
under   the   provisions    of  this   Ordinance.       The  regula- 
tions  outlined   are   intended   to    assure    compliance    -with 
the   Zoning   Ordinance   and   the   various    elements   of  the 
General   Plan;    to    assure   lot   sizes   of  a    size    compatible 
■with  the    size   of   existing  lots    in  the   immediate   neigh- 
borhood;   to   provide   necessary    street  dedication   and 
improvements,    and   to    prevent  interference    with   the 
opening   or    extension   of  streets   necessary   for   emer- 
gency vehicular   access,    proper   traffic    circulation,    and 
the   future   development  of  adjacent  properties. 

SECTION      EXCEPTIONS.       Provisions   of 

this   Article   do   not  apply   to    the   following   divisions    of 
land: 

A.  Those    complying    with  the    provisions    of  the    Subdi- 
vision Map  Act  and  the   provisions   of  this    Subdivi- 
sion  Ordinance   pertaining  to    division    of  land  under 
control   of  said  Map  Act   in   the   City   of  . 

B.  Those   of  record   prior   to    the    effective    date   of  this 

Ordinance. 

C.  Those    made    solely  for   the   purpose   of  opening   or 
widening  of   a   public    street,    flood   control   channel, 
or   other   public    improvement,    provided  no    parcels 
are    created   other   than   those   directly    caused   by 
such   opening    or    widening. 
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D.      Those    -where   the   resulting   number   of  lots    remains 
the    same   or   is    decreased,    and   such   division   is 
not  in    conflict   -with   the   provisions    of  this    Ordin- 
ance  or   the   Zoning   Ordinance. 

SECTION      ISSUANCE    OF   PERMITS.    No 

building   permit  or    certificate   of  occupancy   or   license 
to   use    shall   be   issued  for    a   building,    structure  use 
or    construction   on    any   property    where    a   portion   of 
the   property   has    been    sold   or   divided   in   violation   of 
this   Article. 

SECTION      PARCEL    MAPS.       Persons    apply- 
ing for    approval  hereunder    shall  file    "with   the   Director 
of  Planning   and  Community   Development  a   Parcel  Map 
showing   the   proposed  land   division  together    -with   suf- 
ficient copies   of  the    map  to    permit   said   Director   to 
furnish   copies   to   other   departments,    -which,    in  the 
opinion   of   said   Director,    may   have   an   interest  in   the 
proposed   division   of  land.       Said   map   shall   be  drawn 
to    scale,    sho-wing   size,    dimensions,    elevations,    and 
location   of   existing    or    proposed   improvements   thereon 
(including    without  limitation,    streets,    alleys,    driveways, 
and  parking   areas)  ,    and   the   proposed   division  thereof. 

SECTION      ACTION    ON    PARCEL    MAP. 

A.  Upon  the  filing   of  an  application   as   herein  pro- 
vided,   the   Director   of"  Planning  and   Community 
Development  shall   place   the    matter   on   the   agenda 
of  the    Commission  for    consideration    within  forty 
(2+0)    days    after   the  date   of  submitting.      At  the 
time    set  thereof  the   Commission   shall   approve, 
approve    with    a   condition   or    disapprove    said    Par- 
cel  Map. 

B.  At  the   time   of  acting  upon    a    Parcel   Map,    or    at 
any    time   prior   to   filing,    the   Commission    may 
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■waive   or    modify   the   requirements    of  this    section, 
if  it  finds   that   such   action   is   necessary   to   avoid 
practical   difficulties   or   unnecessary   hardship   in- 
consistent  with   the   general   purpose   and   intent  of 
this   Article,    and   if   such    -waiver   or    modification 
■will   not  be   contrary   to   the    objectives    of  this    Ord- 
inance. 

SECTION   STANDARDS  FOR  APPROVAL. 

The  Commission  may  approve  or  conditionally  approve 
the  dividing  of  property  into  four  (i+)  or  fewer  parcels 
as    shown   on  the   Parcel  Map   if  it  finds   that: 

A.  The   proposed   division    will   not  be    materially   detri- 
mental  to   the   public    welfare   nor   injurious   to   the 
property   or    improvements    in   the    immediate  vicinity 

B.  The   proposed   division    will   not  be    contrary   to    any 
official   plan   adopted  by   the    Council   of  the   City   of 

or   to    any   policies    or    standards   adopted 

by   the   Commission  or   the   Council   and   on  file   in 
the   office   of  the   City   Clerk   at  or   prior   to   the   time 
of  filing   of  the    application   hereunder. 

C.  Each  proposed  parcel  conforms  in  area  and  di- 
mension to  the  provisions  of  the  zoning  require- 
ments   of  the   City   of  . 

D.  Each   lot  in   the    proposed   division    will   front  on   a 
dedicated   street  or   have   a  vehicular   access   to    a 
dedicated   street  approved   by  the   City. 

E.  Each   lot  in   the   proposed   division   is    so   designed 
and   arranged  that  drainage   to   an   approved  drain- 
age  facility   is    provided  for    each  lot. 

F.  The   proposed   division    will  not  interfere    with   the 
widening,    extension,    or   opening  of   any   street  or 
Master    Plan   highway. 
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G.     Lot  lines   are    so   designed  tnat  easements    -will   be 
located   in   such   positions    as   to   be   suitable  for    the 
proposed  use. 

SECTION      DEDICATIONS   AND    IMPROVE- 
MENTS 

A.  The   Commission   may   require   as    a   condition   to 
the    approval   of  a  Parcel   Map,    the   dedication   or 
improvement  or   both  of  highways,    streets,    alleys, 
other   public    ways,    or    easements    included  by   the 
Commission   to   be  necessary   for   local   traffic, 
drainage,    or    sanitary  needs. 

B.  The   Commission   in   approving  the    Parcel  Map 
shall   require   the   owner   or    applicant  to    install   or 
enter   into    suitable   agreement  and  to    post  a   bond 
in   the    amount  recommended   by  the   City   Engineer 
guaranteeing   the   installation   of  such   improvements 
as    shall   be   required  of  the   applicant  under  the 
provisions   of  this   Ordinance.      In   addition,    the 
Commission   shall   not  approve   any   division    which 
creates   more   than  four    (2+)    lots  or    parcels,    or 
which  fails   to    provide   that  each  lot  or   parcel 
created  has    access   on   either   a   dedicated  public 
thoroughfare   or    an   easement  of  record   providing 
access   to   and  from    such  dedicated   public   thorough- 
fare . 

C.  Any   offer   of  dedication   or    easement  required   as 
a   condition   of   approval    shall   be   binding   upon   the 
owner,    his   heirs,    assigns,    or   successors   in 
interest.       Such   offer    may   not  be    withdrawn,    nor 
shall    any   action    be   taken   to   jeopardize   the   City's 
interests   in    such   offer   of  dedication   until  the   Coun- 
cil  vacates    or    quitclaims    such   offer    or    approves 
and   there    is   filed    with    the    County    Recorder    a 
re-subdivision    or   reversion   to   acreage    map   over 
said   offer. 
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D.     All   improvements    shall   be   in   accordance   -with  the 
standards   of  the    City   Engineer. 

SECTION     APPEAL  .      The   applicant  may   ap- 
peal  the   decision   of  the   Commission   on   a   Parcel  Map 
to   the   Council   by    -written  notice   thereof  submitted   to 
the   City   Clerk   -within  fifteen    (15)    days  folio-wing  his 
notification   of  the   Commission's    action.       Such   appeal 
shall   be    accompanied   by   such  filing  fee    as    required 
in   this    Ordinance.       A  hearing   shall  thereafter   be   held 
before   the   Council    -within  fifteen    (15)    days,    or   at  the 
next  succeeding   regular   Council   meeting,    unless   the 
subdivider    consents    to    a   continuance.      Upon   conclusion 
of  the  hearing,    the    governing   body   shall    -within   seven 
(7)    days    declare    its   findings.       The   Council   may   af- 
firm,   modify,    or   reverse   the    decision   of  the   Commis- 
sion. 

SECTION   PARCEL  MAP  REQUIREMENTS. 

A  Parcel   Map   shall   be   prepared  by   a   registered   civil 
engineer   or    licensed   land   surveyor   and   shall   sho-w: 

A.  A  title   consisting  of  the    words    "Parcel  Map"    and 

the    -words    "in   the   City   of  "    and   a   subtitle 

consisting  of  a   description   of  all   property   being 
divided. 

B.  All   monuments   found,    set,    reset,    replaced,    or 
removed,    describing  their    size,    kind,    and   location, 
and   giving  other    data   relating  thereto.      Monuments 
shall   be    set   at  all   boundary   corners    or    angle 
points   not  previously   shown   on   a   record   map,    or 
on   any   street  dedicated   as    a   condition   of  the   ten- 
tative   approval,    at  centerline   intersections,    begin- 
ning  of  a   curve    (BC)  ,    at  the    end   of   a   curve 
(EC),    or    (PR),    and   angle   points. 

C.  Bearing   or    witness   monuments,    basis    of  bearings, 
bearing   and    electric   lines,    and   scale   of   map. 
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D.  Signature   and   license   or   registration  number   of 
the   licensed   surveyor   or    registered    civil   engineer 
who    prepared   the    map. 

E.  Date   of  survey. 

F.  Certificate   of   surveyor   or    civil   engineer   that  the 
map   is   technically   correct. 

G.  On   each  lot  containing   an   area  of  twenty  thousand 
(20,000)    square   feet  or    more,    shall    show   the 
size   to   the   nearest  square   foot. 

H.      The   lots   shall   be   numbered   beginning   with  numeral 
1    and    continuing   consecutively    without  omission    or 
duplication  throughout  the    Parcel  Map. 

I.      All   drainage    channels    shall   be   shown. 

J.      Name   of  person   for    whom    survey    was    made. 

K .     Any   other   data   necessary   for    an   intelligent  inter- 
pretation of  the   various   items   and  locations  of 
points,    lines,    and   areas    shown   as    may   be  re- 
quired  by   the    City   Engineer. 

L.      If   the   proposed   Parcel   Map   creating  four    (i+)    or 
less    lots   does   not,    in   the    opinion   of  the   City 
Engineer,    satisfy  the   requirements   of   Section 

11576  (B)    of  the    Business    and   Professions   Code, 
a  field   survey    shall   be   performed   at  the    expense 
of  the    applicant   to    establish   the   boundaries   of  the 
Parcel   Map.       The   survey    shall   be    checked  for 
conformance   to    the   standards    and   details    set  forth 
in   Chapter    15,    Division   3,    of  the    Business    and 
Professions   Code,    the    Land   Surveyor's   Act, 
Section   95    of  the    Parcel   Map    Form.       The    Parcel 
Map    shall    conform    to    all   requirements   of   Section 

11577  of  the    Subdivision   Map  Act. 
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SECTION      ACTION    ON   PARCEL    MAP. 

When   all   requirements   of  the   Commission   made   as   a 
condition   of  approval,    as   authorized  by   this   Article, 
have   been    met,    the   City   Engineer   shall   execute   the 
Parcel  Map,    -which   shall  then   be   duly  filed   -with  the 
County    Recorder,    and  the   property   may   then  be   di- 
vided.      Failure   to   record   such   Parcel   Map   -within 
one    (l)    year  from    the   date   of  approval,    or    within 
such   longer   period   as   the   Commission    (or   Council, 
in   case   of  an   appeal)    shall  fix   at  the   time   of  such 
approval,    shall  void   all   proceedings   hereunder   and 
shall  have   the   effect  of  a  disapproval   of  the   proposed 
map. 
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ARTICLE   VI. 

Design   Standards. 

SECTION  ACCESS  AND  EASEMENTS. 

The  following  general   design    standards    shall   govern 
the    approval   of   any    subdivision    map: 

A.  Blocks  shall  not  be  longer  than  one  thousand  two 
hundred  (1,200)  feet  bet-ween  intersecting  street 
lines,  except  on  major  streets  and  thoroughfares, 
where  longer  blocks  may  be  required.  Frontage 
on  more  than  one  street  will  not  be  permitted  ex- 
cept on  corner  lots  and  reversed  corner  lots  un- 
less necessary  because  of  topographic  conditions, 
and  then  only   upon   approval   of  the   Commission 

and    when   access   rights    are   released   on   one    street, 

B.  Improved   walkways   of  not  less   than  ten    (10)    feet 
in   width,    and   landscaped   as    required   by   the    Parks 
Superintendent,    may   be   required  through   blocks 
more   than  nine   hundred    (900)    feet  in   length   and 
through   other   blocks    where   necessary   to    provide 
access   to    schools,    parks,    and/or    scenic   ease- 
ments . 

C.  Utility   easements    shall   be  not  less   than  five    (5) 
feet  in    width   across   the   rear   of  all   lots   in   double 
tiers.       In  the    case   of   single-tier   lots,    the   ease- 
ment shall   be    a   minimum    of  ten    (10)    feet.    Ease- 
ments   along   side   lot  lines    shall   be   a   minimum   of 
five    (5)    feet   wide   on  e  ach   lot.      Additional   width 
of  easement  may   be   required  on   rear-line   angle 
points.       The    Director   of   Public  Works    may   allow 
reduction   of  the    width    when,    in  his   opinion,    a   less- 
er   width   is   justified. 

D.  All   lots    shall   front  on   a   dedicated   public    street  or 
have   access   to    same  via   a   private    street  or   the 
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"stem"    of  a    "flag  lot".       Flag  lots    shall  be   allowed 
only    when   in   the   opinion   of  the  Commission  there 
is   no    reasonable    alternative. 

E.  The    width   of  the    stem    portion   of  a   flag  lot  shall 
be   not  less   than  the  following: 

1.  Ten    (10)    feet  for    a    stem    of  fifty    (50)    feet  or 
less   in   length. 

2.  Twelve    (12)    feet  for   a   stem    of  fifty  one    (51) 
to    one   hundred    (100)    feet  in   length. 

3.  Fifteen    (15)    feet  for    a    stem    of  one   hundred 
and   one    (101)    feet  or    more   in   length. 

Such    width    shall   be   measured  over   the   flat  por- 
tion  of  the   lot  and    shall  not  include    any    side   slopes 

F.  Building   setbacks    shall   be    required   at  least  as 
great  as   the   applicable    zoning  requirements. 

SECTION   ROADS  AND  STREETS 

A.  Existing   streets    shall   be    continued   as    required 
by   the    Commission. 

B.  Street   stubs    shall   be   required  to    adjacent  un- 
subdivided   property    where,    in  the   opinion  of  the 
Commission,    they   are   necessary,       A   satisfactory, 
temporary   turn-around   may    be   required. 

C.  Half   streets    shall   be   allowed  only    when,    in   the 
opinion   of  the   Commission,    there   is   no    practical 
alternative   thereto. 

D.  Streets   shall   intersect  at  as   near   right  angles    as 
is    practical.       Radius   of  curvature,    where   the 
property   lines    intersect,    shall   be    a   minimum    of 
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fifteen    (15)    feet,    except  for   those    streets   desig- 
nated  as   a  part  of  the    Select  Street  System, 
■where    Select   Street  System    standard   minimums 
shall   apply.      An   optional   method   of  diagonal   cut- 
off may   be   used   provided  the   dimensions   thereof 
do   not  reduce   visibility,    side-walk    width,    or   curve 
radius   obtained   by   the   above-specified   radii. 
Streets   intersecting  at  an   angle   other   than  ninety 
(90)    degrees    shall  have   sufficient  radius   or    cut- 
off to    provide   the    same   results   as   the   traffic    move- 
ment,   visibility,    and  designs   provided   by  the   fore- 
going. 

E.  "TM    or   three-way  intersections    may   not  be   located 
closer   than   one   hundred  fifty    (150)    feet  to    another 
street  intersection. 

F.  Alleys    conforming  to  City   engineering   and 

design   standards    shall   be    required   to    be   con- 
structed in   industrial,    commercial,    and   in   multiple- 
family   areas    where  necessary   to    control   vehicular 
access   to   thoroughfares    and   major    streets. 

G.  Turn   around   areas   at  the    end  of  cul-de-sac 
streets    shall   have   the  following  limiting   dimensions: 

1.  Forty    (40)    foot   minimum    radius    to    property 
line   on   streets    in   hillside   areas. 

2.  Fifty    (50)    foot  minimum    radius   to    property 
line   on   all   other   streets. 

3.  Thirty   five    (35)    foot   minimum    radius   to    curb 
in   hillside    area. 

4.  Forty    (40)    foot   minimum    radius    to    curb,    flat 
area. 
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H.     Names   for   proposed  new    streets    shall   be   assigned 
or    approved   by   the   Department  of   Planning   and 
Community   Development  and   shown   on   Tentative 
and   Parcel  Maps. 

I.  Streets  shall  conform  as  to  alignment  and  width, 
defined  on  the  circulation  element  of  the  General 
Plan   of  the   City   of  . 

SECTION  PRIVATE    STREETS. 


A.  With   approval   of  the   Council   any   local   street  or 
■way    which   is    intended  to    be  kept  physically   closed 
to    public   travel   and   which   at  all  times   is   posted 
as    a   private   street  may   be    shown   on   the    Tenta- 
tive,   Parcel    and   Final   Maps    as    a   private   street, 
and   then  only   on    conditions    which   guarantee   reas- 
onable   maintenance.      In   any   such   case   the   Parcel 
or    Final  Map    shall   contain   an   offer    of   dedication 

of   such  private    street,    which   may   be    accepted   by 
the    Council   at   such  time   as   the   street  shall  have 
ceased  to   remain   so   physically   closed  or   posted 
and    shall   have    been   open   to    public    travel  for    a 
period   of  one   year   or    more   provided    such   street 
complies   in   all   respects    to    requirements    as    set 
forth   in   this    Ordinance.       A   plan   and   profile   of 
any    such   street  as   required  by   this    Ordinance 
must  accompany   the   Parcel   or   Final   Map. 

B.  The   plat  and   deed  restrictions   shall   contain  pro- 
vision  for  free   and  unimpeded   access   by   emer- 
gency  vehicles    and   persons    or  vehicles   necessary 
to    perform    public    service   functions    such  as   refuse 
collection, utility   installation   and   repair,    etc. 

C.  All   private    streets    shall    meet  the   requirements 
prescribed   by   this    Ordinance   for   public    streets. 
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SECTION     CURVE    RADIUS.      Minimum    center- 
line   radius   on   streets    shall   be : 

A.  Major    streets    --    five   hundred    (500)    feet. 

B.  Secondary   streets    —   two   hundred  fifty    (250)    feet. 

C.  Flat   and   hillside,    local   --    one   hundred    (100)    feet. 

D.  Steep   hillside,    local   --    seventy  five    (75)    feet. 
SECTION      GRADES. 

A.  Maximum    grades    permitted    shall   be:    Seven    (7) 
percent  on   major    streets;    ten    (10)    percent  on   a 
secondary;    fifteen    (15)    percent  on    a   local   street; 
and   streets    shall   be   graded   to   full   right-of-way . 

Where  topography  makes  it  necessary,  grades  of 
not  more  than  twenty  (20)  percent  may  be  allow- 
ed for  distances  not  to  exceed  one  hundred  (100) 
feet   when   approved  by   City    Engineer. 

B.  Normal    minimum    grades    permitted:    One    (l)    per- 
cent   (absolute    minimum    permitted:     .03    percent 
cross    slope    across   intersections;     .02   percent    when 
approved   by   City    Engineer). 

C.  Maximum    grade   permitted   on    "switch-backs"    or 

curves    with   a   radius   of  less   than   two   hundred 
(200)    feet   shall   not  exceed   five    (5)    percent. 

SECTION   SOIL  TEST  REQUIREMENTS. 

The    soil    conditions    in   any   proposed   subdivision    shall 
be   analyzed   by   a   recognized   testing   laboratory   approv- 
ed  by   the   City   Engineer,    and   the    results    thereof   shall 
be    submitted   to    him.       The    City    Engineer    shall   instruct 
the   testing   laboratory    as   to    location   and   number    of   soil 
tests    required,    and   the   laboratory's    report   shall    contain 
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recommendations   for   pavement  design   and   safe   soil- 
bearing  values   for   footings,    etc.       The   City   Engineer 
may   accept- or   reject  any   recommendations   of  the 
laboratory    without  prejudice.       All   costs    in    connection 
■with  the    soil  test  shall  be   borne   by  the    subdivider. 

SECTION      DESIGN    STANDARDS    — 

INDUSTRIAL    SUBDIVISIONS.       The  following 
design    standards    shall   govern   the   approval   of  any   in- 
dustrial   subdivisions  : 

A.  Minimum    alley    right-of-way    shall   be    twenty  five 
(25)    feet  paved.       Deadend   alleys    shall   be   provid- 
ed   with  twenty   five    (25)    foot  radius   hammerhead 
turn- around. 

B.  All   other   applicable   regulations   set  forth  in  this 
and  the   Zoning   Ordinance    shall   be    complied   with 
in   the    development  of  industrial   subdivisions. 

SECTION   DESIGN  STANDARDS  — 

COMMERCIAL    SUBDIVISIONS.       The   following 
design    standards    shall   govern   the   approval   of  any 
commercial   subdivision: 

A.  Minimum    alley   right-of-way   shall   be   twenty  five 
(25)    feet,    with  twenty  five    (25)    feet  paved.    Dead- 
end  alleys    shall   be   provided   with   a   twenty  five 
(25)    foot  radius   hammerhead  turn-around. 

B.  All   other   applicable   regulations   set  forth   in  this 
and  the   Zoning   Ordinance    shall  be   complied   with 
in   the   development  of  commercial   subdivisions. 

SECTION      DESIGN    STANDARDS    -- 

RESIDENTIAL    SUBDIVISIONS.       The   following 
design    standards    shall   govern   the   approval   of  any 
residential   subdivision   map: 


-429- 


A.  Lot  Frontage.       A  lot  shall   front  upon   the    street 
-which   parallels    the   long   dimension   of  the   block, 
except  that  a   lot   shall   not  front  on   a   primary   or 
secondary   arterial   street.       A  key   lot   shall   not  be 
permitted  unless    it  is    established  that   it   cannot  be 
avoided.      A  double  frontage   lot  shall   not  be   per- 
mitted,   unless    the    Council,    in   the    exercise   of  its 
discretion,    approves   the   same   after    it  has   been 
established  that  a   double   frontage   lot   cannot  be 
avoided  if  the    dimensions    set  forth   in   this    Section 
are   to   be   secured  for   a   majority   of  other   lots    in 
the    same   subdivision.      Vehicular   access    may   be 
limited   to   one   frontage   of   a   double   frontage   lot. 
The    side   lot  lines    of  each   rectangular    lot,    and 
each   other   lot    (so   far    as    possible)    shall   be    at 
approximate    right   angles   to    the   street  on   which   the 
lot  fronts . 

B.  Large    Lots.      When   parcels   of  land   are    subdivided 
into    larger   than   building   lots,    such   parcels   shall 
be   divided   so    as    to   allow   for   the   opening   and   ul- 
timate   extension   of  adjacent  local   streets.      When 
parcels   are    so   divided,    each  lot  indicated   shall   be 
of   such   size   and   shape   as   to   permit  any   individual 
owner   to   resubdivide,    giving   each   lot  legal   size, 
shape,    and  access,    independent  of  the   adjoining 
owners. 

C.  Conformity    with   Zoning   Ordinance.       Residential 
lot  dimensions    and  area   shall   comply    with  the 
provisions   of  the   Zoning   Ordinance   for   the    zone 
or    zones    within    which  the    subdivision   is   located. 

D.  Drainage   -    Sewering.       In   all   subdivisions   the 
layout  of  streets,    alleys,    lots,    and   easements 
shall   be   such   as   to   provide  for   sanitary   sewers 
and   storm   drainage   in   a   manner   satisfactory   to 
the   Director   of   Public  Works.      When    construction 
is    considered  necessary   to    care   for    such  flow, 
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such   construction   shall   be    guaranteed   by   a   bond   in 
a  form    satisfactory  to  the   City  Attorney   and   an 
amount   satisfactory   to  t  he    Director   of   Public  Works. 
When   in   the    opinion   of  the   Director   of   Public  Works 

after    consultation    with   the   County   Flood 

Control   District,    off-site    construction   is    considered 
necessary   to    care   for    such   flow   the    subdivider 
shall   pay   a   portion   of  the    cost  for    said   construct- 
ion  in   the   amount  and   manner   as   outlined   in 
Section   11543.5    of  Article   2,    Chapter    2   of  the 
Business   and   Professions    Code   of  the    State   of 


E.      Building   Setback   Lines.       Front  line    setbacks 

greater   than   those   required   in   the   Zoning  Ordin- 
ance   may   be   required    whenever   the    Commission 
and   Council   determines    that  the   public    health, 
safety,    convenience,    and   general    welfare    will   be 
conserved   or   furthered   by    such   requirements. 
Setbacks    may    also    be   required   in   lieu   of  street 
widenings.      When    required,    such   building  lines 
shall   be   indicated   on  Final   and   Parcel   Maps    at 
the   distance   from    the    street  lines    as    specified. 

SECTION      DESIGN    STANDARDS    -- 

HILLSIDE   AREAS. 

A.    Intent   and   Purpose.      Areas   defined   as    "hillside" 
shall   receive    special   attention  under   the    subdivi- 
sion  regulations    of  the   City   of  in   order 

to    safeguard  the   health,    safety   and   general    wel- 
fare   and  to    protect  the   natural   beauty   and   econ- 
omic   advantages    related   to    the  hillside   living   en- 
vironment.      In    carrying   out  the   general   purposes 
the   following   policies    shall   be    complied    with  in   all 
such   developments: 

1.      When   a   proposed   subdivision   includes   property 
located   in    a   hillside   area,    a   geological   report 
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shall   be    submitted  to    the   City   Engineer   setting 
forth  all   relevant  geological   data   pertaining   to 
the   proposed   subdivision   and   including   separ- 
ately  stated   conclusions,    listing   any   potential 
hazards   to    public   health,    safety   and   -welfare 
which   could   resu  It  from    grading   or   building 
upon  the   proposed   site. 

2 .  Insofar   as   practical   the    architecture   of  the 
buildings    and   structures    shall   be   designed  to 
fit  the   terrain   upon    -which   they   are   to   be    con- 
structed  rather   than   grading  the   hillside   into 
pads   to   fit  a  flat  land   house   plan . 

3.  Natural   hillsides   and  vegetation   shall   be   re- 
tained  wherever   possible   in   order   to    prevent 
erosion   and  preserve   the  natural   beauty. 

l+.      Wherever   grading  is   done,    either   by   cutting 
or   filling,    the   land   shall   be   compacted  to   the 

standards    of  the   City   of  over   the 

entire    area   being   changed  or    modified,    and 
all   slopes    shall  be   provided   -with   appropriate 
drainage    structures,    landscaping   and   a   -water- 
ing  system    adequate   to    maintain   growth   and 
prevent  hillside  fires. 

5.      Where   clustering  of  development  is   proposed, 
the  total   number   of  dwelling  units    within   a 
subdivision   or   parcel    shall  not   exceed  the 
density   permitted   in  the    zoning   district  in 
which  the   property   is   located   or    exceed   the 
density   policies   set  forth   in   the    General   Plan, 
whichever   is    more   restrictive.       Dedication 
of  development  rights   for   open    areas    shall   be 
offered   to   the    City   on   the   Final   or    Parcel 
Map. 
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6.       Development  shall   be   prohibited   in   hillside 

areas   in   those   instances    -where   the   Commis- 
sion,   upon   recommendation  of  the   City   Engin- 
eer,   finds   that  street   and  high -way   access   is 
inadequately   provided   for,    or    where   protection 
against  fire   or  flooding   cannot  be   provided 
■without   excessive   cost  to   the    City,    or    -where 
grading    would   endanger   the   valley   areas   due 
to    potential    erosion   and   slides,    or    where 
geological    conditions    indicate   that  unstable 
situations    -would   exist  if  the    earth   form    or 
vegetation    -were   disturbed. 

B.     Design    Standards. 

1.  Maximum    Height  of  Cut  or   Fill    Slopes.       No 
cut  or   fill    slope    shall   exceed  twenty    (20)    feet 
in   height   as    measured  from   the    base  of  the 
slope   on   the   lot  at  the   bottom   to    the   top   of 
the    slope   on   the   upper   lot  unless    special   pro- 
visions   are    made   for    landscaping,    maintenance 
and    such   drainage    structures    as    may   be   re- 
quired  by   the   City    Engineer. 

2.  Drainage .      Wherever   a   drainage   pattern   is 
modified   or    changed,    or    -where    storm    water 
tends   to    concentrate,    special   drainage   facilities 
shall   be   provided   as    deemed  necessary   by 
the   City   Engineer   to    prevent   erosion  on   the 
upper   lot  and   the    sloping   surfaces    and  flood- 
ing or   land    slippage    onto   the   lower   lot. 

3.  Fire   Prevention.      Where   landscaping  is    pro- 
vided  the    materials   used   shall   be   fire   resist- 
ant.     All   dense   growth   shall   be   removed  from 
the   areas   under   and   adjacent  to    buildings    and 
structures    in   accordance    with   good   fire   pre- 
vention  practices    and   fire   regulations. 
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2+.       Fire   Protection 

a.  In   areas    where,    in   the   opinion  of  the 
Fire   Chief  of  the    City,    there    -will  be    a 
fire   hazard,    unobstructed   access   for   fire 
protection   equipment  or   firebreak   ease- 
ments   shall   be   required.       The   Fire 
Chief   shall  recommend  to    the    Commission 
■where    such   easements   or   firebreaks    are 
needed. 

b.  Water    systems    shall   be    sized  to   provide 
a   sufficient  amount  of   "water   to    meet  the 
fire   fighting   requirements    of  the    area   in- 
volved.      The   Fire    Chief   shall   review    lo- 
cations  for   proposed  fire   hydrant  systems 
in   relation   to   the    National    Board  of   Fire 
Underwriters    standards    and   make   recom- 
mendations  fo   the    Planning   Commission. 

5  .       Street  Design   Standards. 

a.       Hillside    Streets    (streets    serving  more 
than  four    (i+)    lots)  . 

(1)  Maximum    grade   is  fifteen    (15)    per- 
cent unless    approved  by   the   City 
Engineer.       Streets    with   grades   in 
excess   of  fifteen    (15)    percent  shall 
only   be   allowed  for    short  distances 
and   they   shall   be   designed   and   im- 
proved  with   special   construction 
standards    as   determined   by   the   City 
Engineer. 

(2)  Minimum    right-of-way    shall   not  be 
less   than   forty   four    (i+2+)    feet;     where 
access    is    permitted  from    one    side 
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only.       The    minimum    right-of-way 
•where   access   is   permitted  from    both 
sides    shall   not  be   less   than  fifty    (50) 
feet. 

(3)  Sidewalks    shall   be   required  on   at 
least  one    side   in  both    instances. 

(4)  Minimum    curb   to    curb    width   shall 
be   thirty    six    (36)    feet.       A  thirty 
two    (32)    foot  pavement  shall  be 
allowed   where   lots    exist  along   only 
one    side. 

( 5 )  Minimum    center   line   radius    shall   not 
be   less    than   one  hundred    (100)    feet. 

(6)  Maximum    cul-de-sac    length   shall   not 
exceed  five   hundred    (500)    feet. 

b.       Minor    Hillside    Streets    (Streets    serving 
four    (4)    lots   or   less.) 

(1)  Maximum    grade   is  fifteen    (15)    per- 
cent,   provided   all   grades   over  fif- 
teen   (15)    percent  shall   be  designed 
and   improved    with   special   construc- 
tion  standards    as   determined   by   the 
Director    of  Public  Works.       Streets 
with   grades    in   excess    of  fifteen    (15) 
percent  shall   only   be    allowed  for 
short  distances. 

(2)  Minimum    right-of-way   shall  not  be 
less   than   forty    (40)    feet,    unless 
specifically    waived  by  the   Commis- 
sion . 

(3)  Sidewalks    shall   be   required. 
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(if)       Curb   to    curb    •width    shall   not  be   less 
than   thirty   two    (32)    feet.      A  twen- 
ty   eight    (28)    foot  pavement  may   be 
allowed   where   lots    exist  along   only 
one    side. 

(5)  Minimum    center   line    radius    shall   not 
be    less    than   one   hundred    (100)    feet. 

(6)  Maximum    cul-de-sac    length   shall   not 
exceed  five    hundred    (500)    feet. 


Site    Drainage.       No    building    site    shall   be 
approved  for    construction    which   does   not 
have    provisions   for    conducting    water 
drainage  from    the    site   to    a   natural   drain- 
age   course,    a   drainage    channel   or    a 
public    street  in    accordance    with   good 
engineering  practice    and   in    a   manner 
approved   by   the    City   Engineer. 


d.       Sewerage .       Sewerage   facilities    such   as 
local    sewerage   pipes    shall   be   required. 
However,    upon   approval   of  the   Council 
individual    septic   tanks   may    be    permitted 
if  deemed  necessary   for   temporary  facil- 
ities.      Sewers,    however,    shall   be   install- 
ed  to    permit  future    connections. 


e.       Excavations.       The   following   requirement 
shall    supplement   and/or    supersede   the 


-436- 


requirements    of  the    adopted   Uniform 
Building   Code   and   the    Grading   Ordinance 
of  the    City. 

(1)  No    excavation   or  fill    shall   be   permit- 
ted  on   any   hillside   area   prior   to    the 
approval   of  a   site   plan   and  a   grading 
plan   and   the    securing   of  a   grading 
permit. 

(2)  A   grading  plan   shall   be    submitted   as 
part  of  the    Tentative   Map   or   Parcel 
Map. 

(3)  Excess   dirt   shall   be    carried   to    a 
disposal    area   designated   on   the    grad- 
ing  plan  or   to    an   approved  off-site 
location. 

f.        Lot   Boundaries.       Lots    shall  have   their 
boundaries    at  the   top   rather   than   at  a 
midway   point  or   at  the   bottom    of  a   slope. 

SECTION      PARK    DEDICATION    REQUIRE- 
MENTS .       It  is    hereby  found   and   determined: 

A.  That  the   public    interest,    convenience,    health,    wel- 
fare   and   safety    require   that  ten    (10)    acres   of 
property,    for    each  one   thousand    (1,000)    persons 
residing   within   this   City,    be   devoted   to    park   and 
recreational   purposes. 

B.  That   said   requirements    will   be   satisfied   in  part  by 
the   development  of  regional   parks   to    make   avail- 
able   six    (6)    acres   of  property  for    each  one   thous- 
and   (1,000)    persons   residing  in  the    City  for   park 
and   recreational   purposes. 
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C.  That  said   requirement   will   be  further    satisfied 

in   part  by   cooperative   arrangements   between   the 
City   and  the   local   school   districts    and/or  the 
local   park   and   recreation   districts   to    make   avail- 
able  one   and   one-half    (1-1/2)    acres   of  property 
for    each  one   thousand    (1,000)    persons   residing 
■within  the   City  for   park   and  recreational  pur- 
poses . 

D.  That  the   remainder   of  the   required   acres   shall 
be    supplied   by   the   requirements   of  this   Ordinance 
and   the   recreation   program    of  the    City. 

SECTION      SUBDIVIDER   MUST    PROVIDE 

PARK    AND    RECREATIONAL    FACILITIES. 
Every   subdivider    who    subdivides   land   shall   dedicate 
a  portion   of  such   land,    pay   a  fee,    or   do    both,    as    set 
forth   in   this    Ordinance   for    the   purpose   of  providing 
park   and   recreational  facilities   to    serve   future  residents 
of  such   subdivision. 

SECTION      APPLICATION.       The   provisions 

of  this    Ordinance    shall   apply   to    all   subdivisions,    as 
that  phrase   is   defined   in   Section   11500    et   seq.    of  the 
B  usiness    and   Professions   Code   of  the    State   of  Calif- 
ornia,   except  commercial,    industrial   or    subdivisions 
for    which    Tentative    Subdivision   Maps   have    been  filed 
within   thirty    (30)    days    after   the    effective    date   of  this 
Ordinance . 

SECTION      DEDICATION    OF    RECREA- 
TIONAL   LAND    OR    PAYMENT    OF    FEE    IN 
LIEU    THEREOF.       As    a    condition   precedent  to   filing 
a   map,    the    subdivider   shall   dedicate   land,    or  pay    a 
fee   in   lieu  thereof,    for   local   park   and   recreational 
facilities   to    serve   the   needs   of  the   future    inhabitants 
of  the   division   of  land. 
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The   standard  of  one    (l)    acre   per  two   hundred  fifteen 
(215)    dwelling  units    in   single-family   and   duplex   devel- 
opments   and  one    (l)    acre   per   three   hundred   eighteen 
(318)    dwelling  units   for   multiple-residential   develop- 
ments   shall   be   applied   in   calculating  the   required 
amount  of  local   park   and   recreational   space. 

The  number   of  units    shall  be    computed  upon  the   basis 
of.: 

A.  One  (l)  dwelling  per  residential  building  lot  for 
land  zoned  for  single-family  residential  develop- 
ments,   and 

B.  The    maximum    number   of  dwelling   units   permitted 
by   the    zoning  for   other   residentially- zoned  land, 
except  where   topographic    conditions,    the   design 
of  the   division   of  land,    or   the   restrictions   of 
other   ordinances,    statutes,    or   regulations,    will, 
in   the   opinion   of  the   advisory   agency   permanently 
prohibit  construction  of  dwelling  units   to   the    maxi- 
mum   density   permitted   by   the    zoning,    the   advisory 
agency   may    adjust  the    computation   of  dwelling 
units    to    compensate   for    such   conditions. 

Where    a   division   of  land   consists   of  fifty    (50)    lots   or 
less,    and  the   subdivider    elects   not  to    dedicate   land 
within   a   division   of  land,    or    where  the   advisory 
agency   determines    that  no   land   for   park    and   recrea- 
tional  use    within   the    division    of  land   shall   be   dedicated 
by   the    subdivider ,    the    subdivider    shall   pay    a  fee   in 
lieu  of  dedication    equal   to   the   fair   market  value   of  an 
area   of  land    within   the   proposed   subdivision   that   would 
have   been    required   to   be  dedicated  under    this    Section. 
Where    a  requirement  for   park   dedication    satisfies   only 
a  portion   of  the  need   for   park    and  recreational   space, 
the   subdivider   shall   pay   a  fee    equal  to   the    residual 
acreage   needs   times    the   average   per-acre   fair   market 
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value   of  the   land  to    be   dedicated.       The    subdivider 
shall   submit   "in  lieu"   fees   to   the   City   Engineer   prior 
to   certification  of  a   Final  Map. 

"Fair  Market  Value"    shall   be   determined   as   of  the 
time   of  filing  the    Final  Map   in    accordance    with  the 
folio -wing: 

A.  The   fair    market  value   as    determined   by   the 
Council  based   upon  the   then   assessed  value, 
modified  to    equal   market  value   in   accordance 
with   current  practice   of  the    County   Assessor; 
or 

B.  If  the    subdivider   objects    to    such   evaluation   he 
may,    at  his    expense,    obtain   an   appraisal   of  the 
property   by    a    qualified   real    estate    appraiser 
approved  by   the   City,    which   appraisal   may   be 
accepted  by   the    Council    if  found   reasonable;    or 

C.  The    City   and   Subdivider    may  agree    as   to   the 
fair    market  value. 

A  subdivider   may,     with  the    consent  of  the    advisory 
agency,    dedicate   land    which   is   not   within   the   division 
of  land,    provided  that  such   land   is   in   a   location    which 
will   satisfy   the  need   for   local   park   space   to    serve 
the   future    inhabitants    of  the    division   of  land   as   deter- 
mined by   the   advisory   agency.       The   fair    market 
value   of  the   land   so    dedicated   shall   be    credited   against 
the   required    "in   lieu"    fees. 

SECTION      OPEN    SPACE   CREDIT.    Where 

private   open    space   for    park    and   recreational   purposes 
is   provided   in   the    proposed   subdivision,    and   such    space 
is   to    be    privately   owned   and   maintained   by   future   resi- 
dents   of   the   subdivision,    such   areas    shall    be    credited 
against  the    acreage    requirement  for   park    and   recrea- 
tional   space    as    set  forth   in    Section  ,    provided   that 
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the   advisory   agency  finds   that  the  following   standards 
are   met: 

A.  Yards,    setbacks,    and  other   open   areas   required 
to    be    maintained   by   zoning   and   building   regula- 
tions   shall  not  be   included   in  the    computation   of 
such   private   open   space; 

B.  The   private   ownership   and   maintenance  of  the 
open    space   is    adequately   provided  for   by   record- 
ed  covenants    -which  run    with  the   land; 

C.  The   use   of  private   open   space   is    restricted   to 
park    and  recreational   purposes   by   recorded 
covenants    which   run    with   the   land,    and  the 
right  to   use    this   land  for    any  other   purpose   has 
been   dedicated   to   the   City; 

D.  The   proposed   private   open   space   is    reasonably 
adaptable  for   use  for   park   and  recreational   pur- 
poses  for   the    residents   of  the   district  being 
served,    taking   into    consideration    such  factors 

as    size,    shape,    topography,    geology,    access, 
and  the   location   of  private   open   space   land;    and 

E.  The   facilities    proposed  for   the   open   space   are 
in   substantial   accordance    with  the   Recreational 
Element  of  the    General   Plan.      Open   space 
covenants   for   private   park   or  recreational  facili- 
ties   shall  be    submitted  to   the   City   Attorney   prior 
to    certification   of  the   Final  Map   and    shall  be 
recorded   contemporaneously    with  the   filing  of  the 
Final  Map. 

SECTION   CHOICE  OF  LAND  OR  FEE. 

A.        Procedure.       The   procedure  for   determining 

whether   the    subdivider   is   to   dedicate   land,    pay 
a  fee,    or   both,    shall   be   as   follows: 
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1.  Subdivider .      At  the    time   of  filing   a    Tentative 
Tract  Map   or   Parcel   Map  for    approval,    the 
owner   of  the   property    shall,    as    a   part  of 
such  filing,    indicate    whether   he   desires   to 
dedicate   property  for   park   and   recreational 
purposes,    or    whether   he   desires   to    pay   a 
fee   in   lieu   thereof.       If  he   desires    to    dedicate 
land  for   this   purpose,    he   shall   designate   the 
area   thereof  on   the    Tentative    Tract  Map    as 
submitted . 

2.  Action   of   City.      At  the   time    of  the    Tentative 
Tract  Map   approval,    the   Council   shall   deter- 
mine  as    a   part  of  such   approval,    whether   to 
require    a   dedication   of  land    within   the    sub- 
division,   payment  of  a  fee   in   lieu  thereof,    or 
a   combination   of  both. 

3 .  Prerequisites   for    approval   of   Final   Map. 
Where   dedication   is    required  it  shall   be   ac- 
complished  in   accordance    with  the   provisions 
of  the   Subdivision  Map  Act.      Where  fees 
are   required  the    same   shall   be   deposited 
with   the    City   prior   to    the    approval   of  the 
Final    Tract  Map.       Open   space    covenants 
for   private   park   or   recreational  facilities 
shall   be    submitted  to    the   City   prior   to    approv- 
al  of  the    Final    Tract  Map   and    shall   be   re- 
corded  contemporaneously   with   the   Final 
Tract  Map. 

B.        Determination.      Whether   the   Council   accepts   land 
dedication   or   elects   to    require   payment  of  a  fee 
in   lieu  thereof,    or   a   combination   of  both,    shall 
be    determined   by   consideration  of  the   following: 

1.       Recreational   Element  of  the    City's    General 
Plan;    and 
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2.  Topography,    geology,    access    and   location 
of  land   in   the    subdivision   available  for   dedi- 
cation;   and 

3 .  Size   and    shape   of  the    subdivision    and   land 
available   for   dedication. 

The  determination  of  the  Council  as  to  "whether 
land  shall  be  dedicated,  or  -whether  a  fee  shall 
be  charged,  or  a  combination  thereof,  shall  be 
final  and  conclusive.  On  subdivisions  involving 
fifty  (50)  lots  or  less,  only  the  payment  of  fees 
shall   be   required. 

SECTION  TIME    OF    COMMENCEMENT 


MUST    BE   DESIGNATED.      At  the   time   the    Final 
Tract  Map   is   approved   the    Council   shall   designate   the 
time    -when    development  of  the    park   and    recreational 
facilities    shall   be   commenced. 

SECTION  LIMITATION   ON   USE    OF 


LAND   AND   FEES.       The    land   and  fees    received 
under   this    Ordinance    shall   be   used  only   for   the   pur- 
pose  of  providing   park   and   recreational   facilities   to 
serve   the    subdivision   for    'which   received   and  the   loca- 
tion of  the   land   and   amount  of  fees    shall   bear   a  reas- 
onable   relationship   to    the   use   of  the   park    and   recrea- 
tional  facilities   by   the   future   inhabitants    of  the   subdivi- 
sion. 
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ARTICLE  VII. 

Improvements . 

SECTION     REQUIRED  .      All   areas   required 

by  the    Commission    and  the   Council  for   dedication   and 
improvement  as   a   condition   of  approval   of  the    Tenta- 
tive Map,    shall   be   offered  by   the   subdivider   for   dedi- 
cation  and   shall   be   improved   by   the   subdivider. 

SECTION      IMPROVEMENT    PLANS.       The 

subdivider    shall  furnish  the   following  information  to 
the   City   Engineer   and   shall   receive   authorization   of 
the   City    Engineer   before   submission  of  the    Final  Map 
to   the   Director   of  Planning  and   Community   Develop- 
ment: 

A.  A  grading  plan    consisting  of  typical   cross-sections 
and  finished   grades   of  all   lots,    streets,    and  high- 
ways  in  the   proposed   new    subdivision,    all   in 

accordance    with  the   requirements   of   ■■      __ 

City    Ordinance    No.    (Grading   Ordinance). 

B.  Plan      and  profile   drawings    on   all   street,    sewer, 
and   drainage    improvements.      Utilities    may   be 
shown   in  plan   only.      All   tracings   or   duplicate 
tracings   shall   be   filed   with   the   City   Engineer;    all 
work   to   be    submitted   to    and   signed   by   the   City 
Engineer. 

C.  Any   other   pertinent  information   required  by   the 
conditional   approval  of  the   Commission   or   by 
the   Council   and   the   City   Engineer. 

SECTION      IMPROVEMENT    STANDARDS    -- 

GENERAL .      All    improvements    shall   conform    to   the 
City   of  "Standard   Details    and    Specifica- 
tions"   as    adopted   by  the   Council,    and   shall   be   installed 
at  the    subdivider1  s    expense.       Any   deviation    shall   be 
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only   -with  the   -written   approval   of  the   Standards   Com- 
mittee.      Permits    shall   be   obtained  from    the   City   Eng- 
ineer,   where   required,    before   any   construction  is 
started.       The   following   general    standards    shall   apply: 

A.  Utilities .      All   utilities    shall   be   located   under- 
ground  except   when  otherwise    approved  by   the 
Commission. 

B.  Water   Courses.      Water    courses    shall   be   shown 
as    easements,    and   storm    drains    shall   be  placed 
in   easements    when  public    right-of-way   is   not 
available   or    adequate.       The   Commission,    when 
so    advised   by   the    City    Engineer   or    Flood   Con- 
trol  District,    may   require    water    courses   to    be 
placed   entirely    in   underground   conduits   or   ade- 
quately fenced   or   otherwise   improved. 

C.  Monuments .       Durable,    metal   monuments   consist- 
ing  of  galvanized   iron   pipes   twenty   four    (24) 
inches    in   length,    or   as    approved   by   the   City 
Engineer,    shall   be   installed   or   referenced  to   the 
following  locations: 

1.  Boundary    corners. 

2.  At  intervals    of  not  more   than   five   hundred 
(500)    feet   along  boundary   lines. 

3.  At  the    beginning   and    ending   of  property 
lines,    curves,    or    P.I.    at  the   discretion 
of  the    City   Engineer. 

k.       Lot   corners,    and,    in   addition,    set  a   lead 

and   tack   in  the   sidewalk   or   curb   on  the   pro  — 
longation   of  side   lot  lines. 

Standard  monuments    shall   be   placed   along  the 
center   lines    of  public    streets    and   alleys    as   follows 
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All   intersections,    all   P.I.'s,    or   beginning 
and   ending   of  curves. 

D.  Street  Design.       Street  design   shall    conform    to 

the    City   of  Engineering   and   Design 

Standards,    but  in  no   event  shall   streets   be   pav- 
ed   with  less    than  four    (i+)    inches    of  paving   and 
such    sub-base    preparation    as   required  for   the 
design,    "wheel   loads,    and   traffic   volume.      Where 
the    side   slope    of  street   embankments    extend   onto 
private   property,    a   slope    easement  shall  be   re- 
quired. 

Said   slope    shall   not   exceed  the   angle    of  repose 
for   the   soil    as    determined   by   a   soils    engineer. 

E.  Commencement  of  Work.       Improvement   work, 
including   grading,    shall   not  be   commenced  until 
the   improvement  plans   for    such   work  have   been 
submitted  to    and   approved   by   the   City    Engineer, 
except  that,    at  the   option   of  the    City    Engineer, 
soil   tests    may    be   made   in   areas    of   substantial 
cut   after   the    over-burden   has   been   removed. 

F.  Inspection.       All   improvements    shall   be    construct- 
ed  under   the    inspection   of   and   to   the    satisfaction 
of  the   City    Engineer. 

G .  Commercial    and   Industrial    Subdivision   Improve- 
ments .       Improvements    for    industrial   and   com- 
mercial  subdivisions    shall   be   as    set  out  herein, 
except  that   suitable   planting   areas    may   be   sub- 
stituted for    street  trees,    at  the   discretion   of  the 
Commission. 

SECTION   IMPROVEMENTS  REQUIRED  -- 

ON    SITE.       Improvements    to    be   installed   by   each 
subdivider    shall    include   the   following: 
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A.  Curb,  .gutter,    side-walks    and    -walkways    (or   park- 
ing  bays,    -where   required),    including   those   on 
the    subdivisions'    side   of   streets    bordering  upon 
the   boundaries    of  the   subdivision. 

B.  Water   lines,    gas,    electric,    and  other   utility    ser- 
vices  to    serve   each  lot  and   the    stub   to   back   of 
curb    in  front  or   to   lot  line   in   rear. 

C.  Fire   hydrants,    including   gate  valves   for   same, 
size    and   location   to   be   determined   by   Fire    Chief. 

D.  Sanitary   sewers    and   laterals   to    serve   each   lot 
and    stubs   to    back   of  curb,    prior   to    paving. 

E.  Storm    sewers,    drains,    and   channel   improvements 

F.  Slope   planting,    silt  basins,    or   other   forms    of 
erosion   control. 

G.  Paved   streets,    including   those   bordering  upon 
the   boundary    of  the    subdivision,    to   the    center 
line    of  the   full   proposed   street   -width.       Half 
streets    shall   be    allowed   only    when,    in   the   opin- 
ion   of  the    Commission,    there   is   no    practical 
alternative   thereto . 

H.  Street  lights,  including  poles,  posts,  pipes,  con- 
duits, tunnels,  electroliers,  and  other  necessary 
appliances . 

I.  Street  trees,  as  recommended  by  Parks  Super- 
intendent. 

J.         Street  nameplate    signs,    including   posts   and  hard- 
ware,   in   location   approved   by  the   Director   of 
Public  Works    to    standard   city   specifications . 
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K.        Stop    signs    as    required   by   the    Standards    Com- 
mittee. 

L .        Other   traffic    control   signs    and   signals    required 
by   the    Standards   Committee. 

SECTION   IMPROVEMENTS  REQUIRED  -- 

OFF-SITE  .       The   folio -wing   off-site    improvements    may 
be   required: 

A.  The   development  of  a   domestic    water    supply, 
including   storage   facilities,    or  financial    contribu- 
tions  for    the    improvement  of   any    existing   source 
of   supply,  and/or   the    construction   of  transmission 
lines   from    that   supply   to    the   proposed   develop- 
ment. 

B.  The    development  of  sewage   disposal   facilities,    or 
financial    contributions   for   the   improvement  of   any 
existing   sewage   disposal    systems,    and/or   the 
construction   of  transmission   lines   from   the   pro- 
posed  improvement  to   the    site   of  disposal. 

C.  Properly   graded,    drained,    and   paved   access 
roads . 

D  .        The    extension   of  other   utilities . 

E.        Storm    drainage   facilities    to   the   standards   of  the 
Director   of   Public  Works. 

SECTION      DEDICATION.       Every    street, 

alley,    right-of-way,    and   easement,    or   other   public 
place,    shown  on   any    subdivision   or   parcel    map   of 

land   within   the   City   of  shall    be    dedicated   to 

the   City    when   such   dedication   is   deemed   necessary 
by   the   Council   for    public   use,    but  this    shall   not  be 
construed   as    acceptance   of   such   dedication   until    such 
dedication    is   formally   accepted   by   resolution   of  the 
Council.    The   following   specific    regulations    shall   apply: 
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A.  Streets .       Streets,    alleys,    and  other    rights-of- 
way    in    any   subdivision   or    minor   division   of  land 
shall   be   offered  for   dedication.       Part- -width 
streets    shall    be    accepted  for   dedication   only 
•where,    in  the   judgment  of  the   City   Engineer, 
extraordinary    conditions    warrant  such   dedication 
In    any   case,    no   less   than   one-half    (l/2)    of  the 
full    width   required  for   the   ultimate    street  shall 
be    dedicated   in    addition   to   the   reserve   below. 

B.  Reserve    Strips.       Reserve    strips    or   outlots 
where   required   to    control    access    over    certain 
lot  lines   or    over   the    end   of   street   stubs   shall 
be   dedicated   to    the   city.      When   adjacent  to   the 
boundary   of   a   tract  or    subdivision,    a   one    (l) 
foot  reserve    strip  or   outlot  in   addition   to   the 
street  right-of-way   shall   be   dedicated    along   the 
boundary   of  the    subdivision. 

A  reserve    strip,    in   addition  to   other    easements, 
shall    be   dedicated  to   the    city  for   the   installation 
of   a   permanent  wall   or   fence    when   required   by 
the   Commission. 

C.  Park    and   Recreation  Areas.       The    subdivider 
shall   be   required   to   dedicate    a   park   or   recrea- 
tional   site   sufficient  in    size    and  topography   to 
serve   the   immediate    and   future   needs    of  the   resi- 
dents   of   such    subdivided   territory,    subject  to   the 

specific    standards    and   conditions    of  Section  

of  this   Article . 

SECTION      AGREEMENT   AND    BONDS.    If 

the   required   improvements    are   not   completed   satis- 
factorily   before   the    Final  Map   is   filed,    the    owner   or 
owners    of  the   subdivision    shall   prior   to   the   approval 
of  the    map    enter   into    an   agreement  with   the   Council   to 
complete   the    work    within  the   time   specified   in  the 
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agreement.       The   agreement  may  provide  for  the   im- 
provements  to   be   installed  in  units,    for   extensions   of 
the  time   under   specified   conditions,    or   for   the  termina- 
tion of  the    agreement  upon   a   reversion   of  the   subdivi- 
sion or   a   part  thereof  to    acreage.      Such   agreement 
shall   be    secured  by   good   and   sufficient  bonds   payable 
to   the   City   approved  by  the   Council,    or   by   the   de- 
posit of   money  or   negotiable    securities    -with  the   City 
as   provided  in  the    Subdivision   Map  Act.       Provided, 
however,    that  the   faithful   performance   bond   shall   be 
in   amount  not  less   than  one   hundred    (100)    percent 
of  the  total   estimated   costs   of  improvements   and  the 
materials   bond   shall   be   in   an   amount  not  less  than 
fifty    (50)    percent  of  the   total   estimated   cost  of  improve- 
ments. 

The  foregoing  shall   not  preclude   the   owner   or   owners 
of  the    subdivision  from    entering  into   a   contract  with 
the   Council   in  the   manner   authorized  by  the    Business 
and   Professions   Code,    Section   11612,    by    which   such 
owner   or   owners    agree   to    initiate   and  to    consumate 
proceedings   under   an   appropriate   special   assessment 
act  for   the  formation   of  a   special   assessment  district 
covering  the   subdivision  or   part  thereof,    for   the 
financing   and   construction  of  designated   improvements 
upon  the    streets   or    easements   dedicated   by   the   map. 

The   subdivider   shall   be   responsible  for    safety   and 
maintenance   of  all   improvements   until   accepted  by  the 
City   and   shall  hold   the   City   harmless. 

After   the   Final  Map   has   been   recorded,    all   subdivision 
improvements   shall   be   accepted  by  the   Council   immedi- 
ately  upon   satisfactory   completion,    and   the    subdivider 
and  any   other   person   or   agency   having   an   interest 
in   such   completion    shall   be   notified  in    writing  by   the 
Council   of   such   completion   and    acceptance.      At  the 
time   of   such   acceptance,    the    City    shall    take   over   the 
subdivision   public    improvements   for    maintenance. 
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SECTION      INSPECTIONS:    DEPOSITS: 

BOND .       After    submission   of  the    Tentative   Map   and 
before   the    approval    and   acceptance   of  the    Final  Map, 
the   Public  Works   Director    shall   estimate   the   cost  of 
all   improvements   of   every  kind   and  character  required 
to   be   installed  by   the    subdivider,    and  the    subdivider 
shall   thereon   post   with   the   City   cash   or    a   surety 
company   bond   issued   by   a   corporate    surety   company 
authorized   to   do   business   in   the    state    in  a  form    satis- 
factory  to    the   City  Attorney   in   an   amount  ten    (10) 
percent  in   excess   of  the   engineer's   estimate   of  the 
cost  of  the   improvements   to    insure   the   installation   of 
all   improvements    within   the   time   fixed   by   the   Public 
Works    Director,    but  not  to    exceed  one    (1)    year; 
provided,    however,    that   such   time   may   be    extended 
upon   the    renewal   of  any   bond   and  for    a   time   approved 
by  the    Public  Works    Director   but  not  to    exceed   one 
(1)    year. 

The   Public  Works    Director    shall   also    estimate   the 
cost  of  all   general    supervision   and   inspections   requir- 
ed to    insure   proper    installation   and   completion   of  all 
improvements   in   accordance    with   the   City's   general 
requirements   therefor.       The    subdivider    shall   there- 
upon  post   with  the   City  the   amount  so    estimated,    and 
upon   completion   of   all  the   work,    any   amount  not  actu- 
ally used    shall   be   refunded   to   the   subdivider   or,    if 
the  fund   is    exhausted   before    completion   of  all  the   im- 
provements,   the    subdivider    shall   forthwith   pay  to   the 
City   an    amount   estimated   by   the    Public  Works   Director 
to   be    sufficient  to    cover   completion;    provided  however, 
that  if  the    subdivision   is   of   such   magnitude   that  the 
installation   and   completion   of  improvements    will   extend 
over    a   period   in   excess   of   six    (6)    months,    or   if  the 
amount  of  inspections    and   general   supervision  as    es- 
timated   will   exceed   one  thousand   and  no    l/100ths 
($1,000.00)    dollars,    the   subdivider   may  .deposit  an 
amount   estimated   to    be    sufficient  for   the   first  six    (6) 
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months,    or   the   amount  of  one   thousand   and  no 
1/I00ths    ($1,000.00)    dollars,    and   the   City   shall   bill 
the   subdivider   monthly   as   the    -work   progresses, 
■which   amount  shall  be   promptly   paid  by  the    subdivider 
until  the   City   Engineer   is   satisfied  that  the   total   amount 
paid  to   the   City   -will   be   sufficient  to    cover   the   costs   of 
all   general   supervision   and   inspections   by   the   City. 
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APPENDIX   VII 


SAMPLE   HILLSIDE   ORDINANCE 


SPECIFIC    ZONE    REGULATIONS 

SECTION        H    HILLSIDE    RESIDENTIAL 

ZONE 

INTENT   AND    PURPOSE 

The   purpose   of  the    H    Hillside    Residential   Zone   is    to 
provide   for   the    safe    and   proper   development  of  the. 
rugged   hillside   areas    and   the    protection   of  the   scenic 
background   of  the    city   by   the    regulation   of  lot  size 
and   grading,    and   the    careful   review    of   all    proposals 
by  the    Planning   Commission. 

SECTION      USES    PERMITTED 

No   building   or   structure   or   land   shall   be   used   and 
no   building   or   structure   shall   be   hereafter    erected, 
structurally   altered   or    enlarged,    except  for   the   follow- 
ing purposes: 

A.  PRINCIPAL    PERMITTED    USES 

1.  Single   family   residential  uses    and   any  use 

permitted   in   the   R-l    Zone,    Section  , 

subject  to   the   requirements   of  said   zone. 

2.  The   drilling  for,    removal   and   storage   of 
oil   and   hydrocarbons ,    subject  to    the   provi- 
sion  of  Ordinance  . 

3.  Agriculture    and   grazing  of  livestock. 

B.  USES  PERMITTED  SUBJECT  TO 
CONDITIONAL  USE  PERMIT 

The   following   uses   may   be   permitted   subject 
to    a   Conditional   Use   Permit,    Section  . 
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1.  Planned   Unit  and   Cluster   Developments 
where   the   density   provisions    of   this    zone 
are    complied   with   and    where   the    access 
to    property    and  utilities    and  fire   protection 
are   adequate.       The   provisions    of   Section 
shall   apply. 

2.  Commercial   uses    permitted   in   the    most 
restrictive    commercial    zone    when: 

a.  Said   uses    are   part  of  a    Planned  Unit 
Development,    and 

b.  When    such   uses    are   limited   to    an   area 
not  to    exceed   one    (l)    acre    in   gross 
area,    and 

c.  When    such  uses    are    entirely    "within   en- 
closed buildings,    and 

d.  Where   there   shall   be   no    signs   or   out- 
door   advertising   in   excess    of  ten    (10) 
square   feet  for   the    entire    area,    said 
signs   to    contain   only  the   names   of  the 
use,    such   as    "grocery",     "market", 
etc .  ,    and 

e.  Where   the   operation    shall   be    limited 

to    the   hours    of   7:00   A.M.    to    7:00    P.M 

3.  Recreational   areas,    where   said   areas   are 
intended  to    serve   the   residents    and   are   en- 
tirely  enclosed   within   the   development. 

i+.       Churches,    parsonages,    convents,    and   other 
buildings    and   structures   used   in   connection 
with   a   religious   purpose. 

5.       Nursery    schools. 
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6  .       Schools  ,    public   and   private . 

7.  Temporary  tract  sales  offices  and  model 
homes,  and  parking  compounds  for  con- 
tractor's   equipment. 

SECTION      USES   EXPRESSLY    PROHIBIT- 
ED 

The  following  uses    are   expressly   prohibited   in   the 
H   Zone: 

All   uses   not   specifically   permitted. 

Parking  or   storage   of   commercial   trucks   over 
three   quarter    (3/4)    ton  in   size. 

Mobile  homes  used  as  a  residence,  other  than 
those  located  within  an  authorized  mobile  home 
park. 

SECTION   PROPERTY  DEVELOPMENT 

STANDARDS 

The   following   property   development  standards   shall 
apply   to    all   land   and   buildings   in  the    H   Zone : 

A.        DOT    AREA    (BUILDING    SITE   AREA) 

1.       The   minimum    lot  area   in  the    H    Zone    shall 
be   established   and   delineated   on   the   Zoning 
Map   in   accordance    with  the  following  table: 
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Minimum   Area    Per 

Minimum 

D.U.    or   Minimum 

Building   Site 

Zone 

Lot  Area 

Area 

H-l 

i+0,000    sq.    ft. 

5,000    sq.    ft. 

H-2 

20,000    sq.    ft. 

5,000    sq.    ft. 

H-3 

10,000    sq.    ft. 

5,000    sq.    ft. 

2.  In   Planned   Unit  Development,    the    size    of 
the   lots    may  vary,    provided  the    overall   den- 
sity  provisions   of  the    zone   are    maintained 
■within   the    project  and   all   other   requirements 
of  this    ordinance    are    complied    -with. 

3.  In   Cluster   Development,    the    size   of  the 
building   site   may   be   varied,    provided   all 
the   requirements    of   paragraph    (2)    above 
are    complied   "with. 


B 


LOT    DIMENSIONS 


"Width    -    The    minimum    width   of   any   lot  in    the 
H    Zone    shall   conform    to   the   folio-wing   table: 


Zone 


H-l 
H-2 
H-3 


Minimum 
Interior 
Lot  Width 

100  feet 
90  feet 
80   feet 


Minimum 
Corner 
Lot  Width 

100  feet 
90  feet 
80   feet 


Each   building   site    shall   have    a    minimum 
■width   of   seventy    (70)    feet. 

Depth   -    Each   lot   shall   have    a   minimum 
depth   of  one   hundred    (100)    feet.       Each 
building   site    shall   have    a   minimum    depth   of 
seventy    (70)    feet. 
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3.       In   Planned   Unit  and   Cluster   Development 
the   lot   width   and   depth   may   be    modified  to 
conform    to   the   buildings    and    structures    pro- 
posed,   provided   said   dimensions   permit  con- 
formity   with   all   other   provisions   of  this    ord- 
inance. 

C.  DWELLING   UNIT    DENSITY 

1.       Not  more   than   one    (l)    dwelling   unit   shall   be 
permitted   on   any   lot  in   the    H    Zone    except 
that   where    Planned   Unit  or   Cluster   Devel- 
opment techniques    are    employed   the   total 
number   of  dwelling   units    permitted   on   a   par- 
cel  may   be   developed   on   or   divided  between 
one   or    more    sites    when   the    total   permitted 
density   is   not  exceeded   and    where   it  can   be 
shown   that  adequate   access,    utilities   and 
public    safety   can   be   provided. 

D.  BUILDING   HEIGHT 

1 .  Buildings    and   structures    erected   in   the    H 
Zone    shall   have    a   height  no    greater   than 
thirty    (30)    feet,    as    measured  from    the    curb 
in  front  of  the   building,    midway   between   side 
property   lines,    or   from   the   line   of  the   base 
plate   of  the   lowest  floor   of  the    structure. 
The   Planning   Director    shall   determine   the 
appropriate   point  for    measurement. 

2.  For   Planned  Unit  Development  and   Cluster 
Developments   the   height  of  buildings    shall   be 
determined   by   the    Planning   Commission, 
based   on   the   relationship  of  proposed   struct- 
ures  to    existing   and   proposed   surrounding 
development. 
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3 .       Structures    Permitted   above    Height  Limit 

Roof   structures   for   the   housing   of   elevators, 
stairways,    tanks,    ventilating  fans    or    similar 
equipment  required   to    operate    and   maintain 
the   buildings    and  fire    or   parapet   -walls,    sky- 
lights,   flagpoles,    chimneys,    domestic    radio 
and  television   masts,    or    similar    structures 
may   be    erected   above   the   maximum   height 
permitted   in   each   zone.      No    structure   shall 
be   allowed  for   purposes   of  providing   addi- 
tional floor    space. 

E.        YARDS 

1.       Front  Yard 


a.  A   minimum   fifteen    (15)    foot  front  yard 
shall   be   required.       Said   yard   shall   be 
kept   and   maintained  free    and    clear   of 
all   buildings,    trailers,    mobile   homes, 
boats,    or   storage    of  building   or   automo- 
tive   materials. 

b.  On    extremely   rugged   terrain,    with 
slopes   forty    (i+0)    percent  or    greater, 
said   yard   may   be    reduced   to   five    (5) 
feet  for   the   garage. 

c.  For    Planned   Unit  and   Cluster   Develop- 
ment the  yards   for    all   buildings    shall 

be    as    provided  for    in   paragraph    (a    and 
b)    of  this    section,    provided   however, 
that  in   approving   the   site   plan,    the 
Planning   Commission    may    modify   these 
regulations   to    secure   a   superior   devel- 
opment. 
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2.       Side    Yards 


a.  Each   lot  in  the    H-l    or    H-2    Zone   shall 
have    a    side   yard   on   each    side   of  not 
less   than  ten    (10)    feet,    provided,    how- 
ever,   that   -where   lots    are    benched   the 
side   yard,    measured  from   the   toe   of  the 
slope    shall   be    increased   one-half    (l/2) 
foot  for    each  foot  of  height  of  the   bank 
over    six    (6)    feet.       This   distance   need 
not   exceed  fifteen    (15)    feet.       The    side 
yard   at  the   top   of  the   slope    shall   be 

not  less   than   ten    (10)    feet. 

b.  Each   lot  in   the    H-3   Zone    shall  have    a 
side   yard  on    each   side   of  not  less   than 
seven    (7)    feet,    provided   however,    that 
where   lots   are   benched   the    side  yard, 
measured  from   the   toe   of  the   slope   shall 
be    increased   one-half    (l/2)    foot  for 
each  foot  of  height  of  the   bank   over    six 
(6)    feet.       This   distance   need  not  exceed 
fifteen    (15)    feet.       The    side   yard   at  the 
top   of  the   slope    shall   be   not  less   than 
seven    (7)    feet. 

c.  For    Planned   Unit  or   Cluster   Develop- 
ment the   yards   for    all   buildings    shall   be 
as    provided  for    in   paragraphs    (a)    and 
(b)    of  this    section,    provided   however, 
that   in   approving   the    site   plan,    the   Plan- 
ning  Commissijon    may   modify   these   regu- 
lations  to    secure    a   superior   development. 

Rear    Yard 

a.       Each   lot   shall   have   a   rear   yard  of  not 
less   than  fifteen    (15)    feet,    provided 
however,    that   where   lots    are   benched 
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the    rear   yard    measured  from    the   toe 
of  the    slope    shall   be   increased   one-half 
(1/2)    foot  for    each   foot  of  height  of   the 
bank   over   six    (6)    feet.       Provided   furth- 
er,   that  there    shall   be    a   minimum    dis- 
tance  from   building   to   the    top   of  the 
slope   of  fifteen    (15)    feet,    said   area   to 
have    a    slope    of  ten    (10 )    percent  or 
less . 

b.       For    Planned   Unit  or    Cluster   Develop- 
ment the  yards   for    all   buildings    shall 
be    as    provided   for    in   paragraphs    (2a) 
and    (2b)    of  this    section,    provided   how- 
ever,   that  in   approving   the    site   plan, 
the    Planning   Commission   may   modify 
these    regulations    to    secure    a    superior 
development. 

i\..       Location,  of  Accessory    Buildings    in    Required 
Yards 

a.  Detached   accessory   buildings    may   be 
located   in   the    required   side   or   rear 
yard   areas   provided  that   said   structure 
or    structures    are   not  less    than  five    (5) 
feet  to    eave   line    and  provided   that  all 
run-off   water   from    the    roof  is   disposed 
on   the    lot.      Accessory   buildings    shall 
not   cover   more   than   twenty   five    (25) 
percent  of  the    required   rear   yard. 

b.  Where    access    to    a   garage   is    provided 
by    an    alley   the    garage    shall   be   located 
not  less    than   twenty   five    (25)    feet  from 
the    opposite   property   line   of  the   alley. 
Garage   doors    shall   not,    when   open   or 
being   opened,    project  beyond    any   lot 
line . 
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5 .  Projections   into    Required   Yards 

The  provisions   of  Section  shall   apply. 

6.  Garage   and   Carport  Side   Street   Setback 

Garages    and   carports    -with   entrances  facing 
a   side   street  shall   set  back  not  less  than 
twenty  five    (25)    feet  from   the   street  property 
line. 

F.  OUTDOOR   LIVING   SPACE 
No    requirements. 

G.  WALLS,    FENCES  AND   LANDSCAPING 

1 .       Permitted  Walls,    Fences   and  Landscaping 

Fences    and   walls   and   solid  hedges   may   be 
erected   on    common    property   lines,    provided 
the  height  does  not  exceed   seven    (7)    feet 
above  the   finished  grade   immediately   abutting 
the   fence    with   the  following   exceptions: 

a.  Solid  fences    and    walls   in   a   required 
front  yard  or    side   yard   on   the   street 
side   of  a   corner   or   reversed   corner 
lot   shall  not  exceed   a  height  of  thirty 
(30)    inches. 

b.  Open    work  fences    (not  less   than  ninety 
(90)    percent  open)    in   a   required  front 
yard   or    side   yard   on   the    street  side   of 
a   corner   or   reversed   corner   lot  shall 
not  exceed   a  height  of  four   and  one   half 
(4-1/2)    feet. 
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2 .       Required  Walls   or    Fences 

There   shall   be   a   security  fence   or    -wall  not 
less   than  five    (5)    feet  nor   more   than   six 
(6)    feet  in   height   at  the   top   of   slopes    -where 
the  difference   in   elevation  bet-ween   top   and 
toe   of  slope    exceeds   ten    (10)    feet  and  the 
slope   of  the   land   exceeds   thirty    (30)    percent. 

H.   DISTANCE  BETWEEN  BUILDINGS 

The   distance   bet-ween   external   -walls   of  detached 
buildings    shall   not  be   less   than  ten    (10)    feet, 
if  there   are    either   doors    or    "windo-ws   facing   on 
said   space    bet-ween    -walls.      Where   no    openings 
face    said   space,    it  may   be   reduced   to    six    (6) 
feet. 

I.         MINIMUM   DWELLING  AREA 

Gross   d-welling   unit  area    shall  not  be    less   than 
twelve   hundred    (1,200)     square   feet. 

J.         COVERAGE    BY    STRUCTURE 

1.  Not  more   than  fifty    (50)    percent  of  the   build- 
ing  site    shall   be    covered  by   buildings   or 
structures . 

2.  In   the    case   of  Planned   Unit  Development  or 
Cluster    housing,    not   more   than   thirty  five 
(35)    percent  of  the   building   site    shall   be 
covered  by   buildings   or    structures. 

K.        OFF-STREET    PARKING 

1.       There    shall   be   not  less   than   two    (2)    off- 
street  parking   spaces    -within   a    garage   or 
carport  for    each   dwelling  unit. 
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2.       The   provisions   of  Section  shall   apply. 

L.       ACCESS 

1.  All   lots    shall  have  vehicular   access  from    a 
dedicated    street  or    alley. 

2.  Driveway   access    to    garages   or    carports 
shall   be   of   permanent   construction   material, 
concrete   or    asphalt  or   other    material   ap- 
proved  by   the   Planning   Commission. 

M.        SIGNS 

The   provisions    of  Section  shall    apply. 
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APPENDIX  VIII 


DIRECTORY    OF   CALIFORNIA 
REGIONAL    AGENCIES 


Directory   of  Metropolitan   Planning;  Commissions    - 
California* 

*      1968    Survey   of  Metropolitan   Planning,    Graduate 
School   of   Public   Affairs,    State   University   of  New 
York    at  Albany. 

Kern   County   Planning   Commission 
1103    Golden   State   Highway 
Bakersfield,    California   93301 

Association   of   Bay  Area    Governments 
Hotel   Claremont 
Berkeley,    California  94705 

Council   of  Fresno    County    Governments 
Hall   of   Records,    Room    300 
Fresno,    California   93721 

Fresno    County   Planning  Commission 
4499    East  Kings   Canyon    Road 
Fresno,    California  93702 

Kings    County    Regional    Planning  Agency 
2+00   North   Douty    Street 
Hanford,    California  93230 

Alameda   County   Planning   Commission 
399   Elmhurst   Street 
Hayward,    California   94544 

Los   Angeles    County    Regional   Planning   Commission 

320  West  Temple    Street 

Los   Angeles,    California   90012 

Southern   California  Association   of  Governments 
606    South   Hill    Street,    Suite   801 
Los   Angeles,    California   90014 
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Madera   County    Planning   Department 
County    Government  Center 
Madera,    California  93637 

Stanislaus   Area  Advisory   Planning  Association 
Courthouse,    Room    403 
1100    Eye   Street 
Modesto,    California  95554 

Napa   County    Planning   Commission 
1436   Polk  Street 
Napa,    California   94558 

Sacramento    Regional  Area   Planning   Commission 
926   J    Building,    Suite   1100 
Sacramento,    California   95814 

Monterey   Peninsula  Area   Planning   Commission 
Post   Office    Box   1208 
Salinas,    California   93901 

San    Bernardino   County   Planning   Commission 
316   Mount  View   Avenue,    North 
San    Bernardino,    California   92401 

San    Diego   County   Comprehensive   Planning 

Organization 
County   Administration   Center 
San   Diego,    California   92101 

Santa   Clara   County  Planning   Commission 
70  West  Hedding   Street 
San   Jose,    California  95110 

Orange   County   Planning   Commission 
400   West   Eighth   Street 
Santa   Ana,    California   92701 
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Santa    Barbara   County   Planning   Commission 

123    East  Anapamu   Street 

Santa    Barbara,    California   93104 

Santa    Barbara    County-Cities    Area    Planning 

Council 
Administration    Building,    Fourth   Floor 
105    East  Anapamu    Street 
Santa    Barbara,    California   93104 

Santa    Cruz    County   and   Cities   Area   Planning 

Council 
City    Hall 

809    Center    Street 
Santa    Cruz,    California    95060 

San   Joaquin   County    Board   of  Supervisors 
Court  house,    Room    701 
222    East  Weber   Avenue 
Stockton,    California   95202 

San   Joaquin   County   Planning   Commission 
1850    East   Hazelton   Avenue 
Stockton,    California   95202 

Ventura   County    Planning    Commission 
52   North  California   Street 
Ventura,    California   93001 

Tulare    County   Planning   Commission 
Courthouse,    Room    107 
County    Civic    Center 
Visalia,    California   93277 
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